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The construction of a new mixed-use project including 399 residential units and 52,000 square feet of retail
space on a mostly vacant 4.5 acre property. The project would range in height from 45 to a maximum
height of 100 feet and include approximately 582,359 square feet of floor area and an approximate 13,000
square-foot plaza with public access. A total of 1,206 parking spaces would be provided (798 residential,
200 guest, 208 commercial parking spaces).
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Determination

Mailing Date:

CASE: CPC-2010-3152-ZC-HD-SPE-SPR-SPPCUB
CEQA: ENV-2004-6000-EIR, SCH#2004111068
Related Case: VTT-612"16-CN-1A
Applicant:
Appellant:

M. David Paul & Associates
Rep.: Craig Lawson & Co., Inc.
Sherman Oaks Residents for a Safe
Environment
Rep.: Law Office of Bradly S. Torgan

JUtt 18 1013

90012, (213) 978-1300

_

Location: 4827 Sepulveda Blvd.
Council Districts:
4 - LaBonge
Plan Areas: Sherman Oaks-Studio City-Toluca
Lake-Cahuenga Pass
Requests: Zone Change, Height District,
Specific Plan Exception, Site Plan Review,
/
Specfic Plan Permit Compliance, Conditional
Use Beverage
.

At its meeting on April 25, 2013, the following action was taken by the City Planning Commission:
1. Approved the requested Vesting Zone Change from the (Q)CR-1 L, (Q)P-1 L, R3-1 L, and R1-1 Zones, to
the (T)(Q)C2-2D Zone, with a residential density limited to 325 units.
2. Approved the requested Height District Change from Height District 1L, to Height District 2D with "0"
limitations to Floor Area and Height as prescribed under the Specific Plan Exceptions grant
3. Approved the requested Site Plan Review.
4. Approved the requested Conditional Use Permit for a full-line of alcoholic beverages for off-site
consumption in conjunction with the operation of a grocery market.
5. Approved the requested Specific Plan Exceptions as follows:
• Denied a Floor Area Ratio of 2.75: 1 and Approve a Floor Area Ratio of 2.25: 1.
• Approved a front yard setback of 59 feet for approximately 137 lineal feet of the project's
approximate 461 lineal-foot Sepulveda Boulevard frontage to accommodate portions of an
approximate 13,000 square-foot public plaza, which is 69 feet deep and approximately 137 feet
wide.
• Approved a maximum lot coverage of 78.5% at grade.
• Denied a height of 100 feet and approved a height of 82 feet.
6. Approved a Project Permit based on the above exception grants.
7. Adopted the attached modified Conditions of Approval.
8. Adopted the attached Findings.
9. Certified Environmental Impact Report No. ENV-2004-6000-EIR, SCH#2004111 068 and the associated
Findings.
10. Advised that time limits for effectuation of a zone in the "T" Tentative
classification
or "Q" Qualified
classification are specified in Section 12.32.G of the L.A.M.C. Conditions must be satisfied prior to the
issuance of building permits and, that the "T' Tentative classification be removed in the manner indicated.
11. Advised the applicant that pursuant to State Fish and Game Code Section 711.4, a Fish and Game Fee
is now required to be submitted to the County Clerk prior to or concurrent with the Environmental Notice
of Determination (NOD) filing.
Recommendations
to City Council:
1. Recommend that the City Council adopt a Vesting Zone Change from the (Q)CR-1 L, (Q)P-1 L, R3-1 L,
and R1-1 Zones, to the (T)(Q)C2-2D Zone, with a residential density limited to 325 units.
2. Recommend that the City Council adopt Height District Change from Height District 1L, to Height
District 20 with "0" limitations to Floor Area and Height as prescribed under the Specific Plan Exceptions
grant.
3. Recommend
that the City Council Certify Environmental Impact Report No. ENV-2004-6000-EIR,
SCH#2004111068 and the associated Findings.
Fiscal Impact Statement:
fees.

There is no General Fund impact as administrative

costs are recovered through
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Effective Date/Appeals: The decision of the City Planning Commi.ssion is appealable. Any aggrieved partymay
file an appeal within 20-days after the mailing date of this determination letter. The Zone Change/Height District
Change is appealable by the applicant only (if it has been disapproved in whole or in part). Any appeal not filed
within the 20-day period shall not be considered by the City Council. All appeals shall be filed on forms provided
at the Planning Department's Public Counters at 201 N. Figueroa street, Fourth Floor, Los Angeles, or at 6262
Van Nuys Bo~levafcf, Suite 251, Van Nuys.
FINAL APPEAL DATE: __

lU_l_O_' 8_t_O_13_

If you seek judicial review of any decision of the City pursuant to California Code of Civil Procedure Section 1094,5, the
petition for writ of mandate pursuant to that section must be filed no later than the 90th day following the date on which the
City's decision became final pursuant to California Code of Civil Procedure Section 1094.6. There may be other time
limits which also affect your ability to seek judicial review,
Attachments: Modified Conditions of Approval, Ordinance, Map, Findings
City Planning Associate: Nicholas Hendricks

c=c

2010-3152-ZC-HD-SPE-SPR-SPP-CUBNTT-61216

T-1

CONDITIONS FOR EFFECTUATING (T) OR [T]
TENTATIVE CLASSIFICATION REMOVAL
Pursuant to Section 12.32 G of the Municipal Code, the (T) or [T] Tentative Classification shall
be removed by the recordation of a final parcel or tract map or by posting of guarantees through
the B-permit process of the City Engineer to secure the following without expense to the City of
Los Angeles, with copies of any approval or guarantees provided to the Department of City
Planning for attachment to the subject planning case file.

/

.I

BUREAU OF ENGINEERING
1.

That a 2-foot wide sidewalk easement and 5-foot and variable width strip of land be
dedicated along Sepulveda Boulevard adjoining the subdivision to complete a 57-foot
wide half street dedication in accordance with Major Highway Standards, including a 20foot radius property line return, or a 15 by 15 corner cut at the intersection with Camarillo
Street all satisfactory to the City Engineer.

2.

That a 6-foot wide strip of land be dedicated along Camarillo Street adjoining the
subdivision to provide a minimum 36-foot wide half right-of-way and a modified
hammer-head turnaround at the terminus all within the tract area on alignment
satisfactory to the City Engineer.

3.

That an additional 2-foot wide public sidewalk easement, if necessary, be dedicated at
the location of the driveways along Camarillo Street adjoining the tract map satisfactory
to the City Engineer.

4.

That portions of La Maida Street and Peach Avenue within the subdivision be permitted
to be merged with the remainder of the subdivision pursuant to Section 66499.20-1/2 of
the State Government Code, and in addition, the following conditions be executed by the
applicant and administered by the City Engineer:
a.

That consents to the streets being merged and waivers of any damages that may
accrue as a result of such mergers be obtained from all property owners who
might have certain rights in the area being merged.

b.

That satisfactory arrangements
be made with all public
maintaining existing facilities within the areas being merged.

Note:

The Advisory Agency hereby finds that the dedications to be merged are
unnecessary for present or prospective public purposes and all owners of interest
in the real property within the subdivision have or will have consented to the
merger prior to recordation of the final map.

utility

agencies

5.

That two copies of a parking area and driveway plans be submitted to the Valley District
Office of the Bureau of Engineering for review and approval or that a Covenant and
Agreement be recorded agreeing to do the same prior to the issuance of a building
permit.

6.

That the final map be approved by the State Department of Transportation with respect to
the alignment of the San Diego Freeway. Four copies of the final map shall be submitted
to the CHy Engineers Office for the states approval prior to recordation of the final map

CPC 201 0-31S2-ZC-HD-SPE-SPR-SPP-CUBNTT
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7.

That necessary arrangements be made with the State Department of Transportation prior
to recordation of the final map for any necessary permits with respect to any construction
and drainage discharge within or adjacent to the San Diego Freeway right-of-way.

8.

That a set of drawings be submitted to the City Engineer showing the followings:
a.

Plan view at different elevations.

b.

Isometric views.

c.

Elevations views.

d.

Section cuts at all locations where air space lot boundaries change.

/

9.

That the owners of the property record an agreement satisfactory to the City Engineer
stating that they will grant the necessary private easements for ingress and egress
purposes to serve proposed airspace lots to use upon the sale of the respective lots and
they will maintain the private easements free and clear of obstructions and in a safe
condition for use at all times.

10.

That the subdivider execute and record a Covenant and Agreement advising future
owners and builders that the finished first floor elevation of the structure shall be
required to be constructed at least 2 feet above the adjacent Sepulveda Boulevard top of
curb satisfactory to the City Engineer..

11.

That Condition No. S1 (a) of the Planning Department's standard conditions regarding
payment of the Sewerage Facilities Charge be deemed as satisfied, insofar as the
recordation of this tract is concerned.

12.

That any surcharge in conjunction with the street merger be paid.

13.

That the following improvements be either constructed
map or that the construction be suitably guaranteed:

prior to recordation of the final

a.

After submittal of hydrology and hydraulic calculations and drainage plans for
review by the City Engineer prior to recordation of the final map, public/private
drainage facilities may be required including the removal of any drainage facilities
within the merger area all satisfactory to the City Engineer.

b.

Improve Sepulveda Boulevard being dedicated and adjoining the tract by the
construction of a 12-foot full-width concrete sidewalk with tree wells including any
necessary removal and reconstruction of the existing improvements satisfactory
to the City Engineer.

c.

Improve Camarillo Street being dedicated and adjoining the subdivision by the
construction of the following:
(1) A concrete curb, a concrete gutter, and a 10-foot concrete sidewalk with tree
wells including any necessary removal and reconstruction of the existing
improvements to construct a 26-foot half roadway section including the
construction of concrete curb and gutter to close the intersection of Peach
Avenue and Camarillo Street.
.(2) Suitable improvement of hammer-head
City Engineer.

turnaround

area satisfactory to the

.'
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Note: Approval from Board of Public Works may be necessary before removal
of any street trees in conjunction with the improvements above, through Bureau
of Street Services Street Tree Division.
Any questions regarding this report should be directed to Mr. Georgic Avanesian
of the Land Development Section, located at 201 North Figueroa Street, Suite
200, or by calling (213) 202-3484.
f

I

Additional
d.

Conditlon

Added by Commission

and Volunteered

by Applicant

Sepulveda Boulevard Median. The Permittee shall request approval from the
Bureau of Engineering to install landscaping within the median along Sepulveda
Boulevard between Moorpark Street and Camarillo Street consistent with the .
landscaping along the project's Sepulveda Boulevard frontage. The Permittee
shall install and maintain the landscaped improvements within the median at its
own expense for the life of the project.

I

BUREAU OF STREET LIGHTING
14.

If new street light(s) are required, then prior to the recordation of the final map or
issuance of the Certificate of Occupancy (C of 0), street lighting improvement plans
shall be submitted for review and the owner shall provide a good faith effort via a ballot
process for the formation or annexation of the property within the boundary of the
development into a Street Lighting Maintenance Assessment District.
Relocate and upgrade
Sepulveda Boulevard.

BUREAU OF SANITATION
15.

street lights:

- WATERSHED

three (3) on Camarillo

PROTECTION

Street and four (4) on

DIVISION

Stormwater.
Prior to the issuance of a Grading Permit, the project shall comply with the
Standard Urban Storm water Mitigation Plan (SUSMP) and/or the Site Specific Mitigation
Plan to mitigate stormwater pollution as required by Ordinance No.'s 172,176 and
173,494. The appropriate design and application of Best Management Practice (BMP)
device(s) and facilities shall be determined by the Watershed Protection Division of the
Bureau of Sanitation, Department of Public Works. More Information may be obtained at
www.lastormwater. org.

ORDINANCE

NO. __

~

_

An ordinance amending Section 12.04 of the Los Angeles Municipal Code
by amending the zoning map.
THE PEOPLE OF THE CITY OF LOS ANGELES DO ORDAIN AS FOLLOWS:
Section _" Section 12.04 of the Los Angeles Municipal Code is hereby
amended by changing the zone classifications of property shown upon a portion
of the Zoning Map incorporated therein and made a part of Article 2, Chapter 1 of
the LAMC, so that such portion of the Zoning Map shall conform to the zoning on
the map attached hereto and incorporated herein by this reference.
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(0) or [0] OUALIFIED CONDITIONS OF APPROVAL
Pursuant to Section 12.32 G of the Municipal Code, the following limitations are hereby imposed
upon the use of the subject property, subject to the "Q" Qualified classification.
A.

Entitlement
1.

Conditions
I

A. Site Plan.
The use and development of the subject property shall be in substantial
conformance with the site plan, and elevations attached to the subject case file.
Minor deviations may be allowed in order to comply with provisions of the
Municipal Code and the Conditions of Approval. All signage shall be implemented
in accordance with the Los Angeles Municipal Code and any applicable regulations
of the Specific Plan.
Design Elements
Applicant):

Shall include

(Added

by Commission

as Volunteered

by

1. A Stair-stepped design, with four stories along Sepulveda Boulevard, six
stories on the interior of the site and seven along the north and west perimeters
of the site.
2. A plaza along the Project's Sepulveda Boulevard frontage, which shall be
approximately 13,000 square feet and include tables, chairs, benches and
planters with native landscaped vegetation. The Permittee shall request that
the Bureau of Engineering permit the two (2) foot wide sidewalk easement
dedication indenfified for the Project along Sepulveda Boulevard to be uses to
further expand the size of the plaza.
3. An open air colonnade along Sepulveda Boulevard in front of the project's retail
component to enhance the architectural facade of the project.
4. Gardens from the interior residential level to Sepulveda Boulevard that are
visible to the public.
5. A pedestrian entrance to the retail component from the ground level parking off
Camarillo Street. .
B. Pedestrian,

Streetscape

and Transit

Enhancement

Plan.

1. Prior to the issuance of a building permit (excluding grading, shoring and
foundation permits) for the project, the Permittee shall submit to the
Department of Public Works for review and approval a Pedestrian, Streetscape
and Transit Enhancement Plan to provide pedestrian, streetscape and transit
enhancements to promote consistency with the neighboring Sherman Oaks
Streetscape and Design Plan to foster a high-quality pedestrian environment
along the Project's Sepulveda Boulevard frontage. The Plan may include such
features as street trees, planter boxes, street furniture, improvements to broken
and uneven sidewalks, sidewalk and intersection scoring, street lighting,
bicycle racks, bus shelters, and urban swales. Prior to the submission of the
Plan to the Department of Public Works, the Permittee shall provide a draft of
the Plan to the IL Villaggio Toscano Neighborhood Committee for review and
input.
Upon approval by the Department of Public Works and any other
applicable City Departments, the Permittee shall implement the approved Plan
prior to the issuance of a certificate of occupancy for the project.

I
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Use. The use of the subject property shall be limited to those uses permitted in the
C2 Zone as defined in Section 12.14 of the Los Angeles Municipal Code
("L.A.M.C."). The residential density shall be limited to 325 dwelling units. Further,
the following shall apply:
A.

The Conditional Use Permit granted for the sales of a full-line of alcohol for
off-site consumption shall be subject to the following:
/
1.. All rules, regulations and policies of the State of California and any
applicable regulations of the Los Angeles Municipal Code pertaining the
handling, selling and dispensing of alcohol shall be strictly adhered to.
/

2. All employees involved with the sale of alcoholic beverages shall enroll in
the Los Angeles Police Department "Standardized Training for Alcohol
Retailers (STAR)". Upon completion of such training, the applicant shall
request the Police Department to issue a letter identifying which
employees completed the training. The applicant shall transmit a copy of
the letter from the Police Department to the Department of City Planning
as evidence of compliance. In the event there is a change in the licensee,
within one year of such change, this training program shall be required for
all staff.
B.

3.

All applicable provrsions of the Ventura/Cahuenga
Boulevard Corridor
Specific Plan shall be strictly adhered to, except for those provisions granted
under the Specific Plan Exceptions of this determination.

Vehicular

Parking and Bicycle

Racks.

Vehicular Parking. Parking spaces shall be provided at a ratio of 2.5 spaces per
residential unit. Parking provided for commercial uses shall be provided pursuant
to the Los Angeles Municipal Code.
Bicycle Racks.
Long Term - 325 bicycle racks shall be provided for residents
Short Term - 33 bicycle racks shall be provided for residential guests.
The bicycle racks shall be placed in convenient locations for residents and guests.
4.

Lighting.
All lighting shall be shielded and directed onto the site. No floodlighting
shall be located so as to illuminate directly onto any adjacent residential property.
This condition shall not preclude the installation of low-level security lighting.

5,

Height and Floor Area Ratio.

6.

Landscape Plan. The proposed project areas of the subject site shall be
attractively
landscaped
and maintained
in accordance
with an approved
landscape plan. The project shall also comply with all applicable provisions
of Ordinance No. 170,978.
Additionally,
Commission's

the following
instruction:

See D Limitations

shall

apply

Section

pursuant

to

the

City

Planning
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a. The landscape buffer, including the raised curb, along the fire lane and the
property boundary shall be 7 feet in width. A 2-foot wide landscape buffer
also shall be created along the fire lane and the parking podium. The
Applicant shall submit final plans detailing these Landscape areas to the
satisfaction of the Director of Planning.
b. The project shall provide trees on top of the podium at the edge of the
structure adjacent to the pool and its border with the fire lane. The trees
shall provide shade and enhance air quality, but shall not prohibit view
opportunities to the west from the pool deck.

B.

7.

Fire Department.

8.

Solid Waste. Trash and recycling bins shall be provided at appropriate locations
throughout the subject site, including the parking lot area.

9.

Air Filtration. The applicant shall install an air filters capable of achieving a
Minimum Efficiency Rating Value (MERV) of at least 15 or better in order to reduce
the effects of diminished air quality on the occupants of the project. (See Mitigation
Measure No. 19)

Environmental
10.

Comply with all requirements of the Fire Department.

Mitigation

Conditions

In addition to SCAQMD Rule 403 (Fugitive Dust) requirements,
applicant will implement the following measures:

the Project

Construction

11 .

..

Water three times daily or non-toxic soil stabilizers shall be applied,
according to manufacturers' specifications, as needed to reduce off-site
transport of fugitive dust from all unpaved staging areas and unpaved
road surfaces

•

Install wheel washers where vehicles enter and exit the construction site
onto paved roads or wash off trucks or any equipment leaving the site
each trip;

•

All trucks
covered;

•

Replace ground cover in disturbed areas as quickly as possible;

•

Pave road and road shoulders;

•

Traffic speeds on all unpaved roads to be reduced to 15 mph or less;

•

Suspend all excavating and grading operations when wind speeds (as
instantaneous gusts) exceed 25 mph; and

..

Appoint a construction relations officer to act as a community liaison
concerning on-site construction activity including resolution of issues
related to PM10 generation

hauling dirt, sand, soil, or other loose materials

are to be

Streets shall be swept as needed. during construction with sweepers using
reclaimed water, where available, but not more frequently than hourly, if visible
'soil material has been carried onto adjacent public paved roads.

/
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12.

All construction equipment shall be properly tuned and maintained in accordance
with manufacturer's specifications.

13.

General contractors shall maintain and operate construction equipment so as to
minimize exhaust emissions.
During construction, all trucks and vehicles will
have their engines turned off when not in use or idling will be limited to five (5)
minutes or less, to reduce vehicle emissions. Ensure that all off-road equipment
is compliant with the California Air Resources Board's (CAR B) in-use off-road
diesel vehicle regulation and SCAQMD Rule 2449. Construction activities should
be phased and scheduled to avoid emissions peaks and discontinued during
second-stage smog alerts.

14.

To the extent possible, petroleum powered construction activity shall utilize
electricity from power poles rather than temporary diesel power generators
and/or gasoline power generators.

15.

The project representative shall make available to the lead agency and SCAQMD
a comprehensive inventory of all off-road construction equipment, equal to or
greater than 50 horsepower, that will be used an aggregate of 40 or more hours
during any portion of the mass grading phase of project construction.
The
inventory shall include the horsepower rating, engine production year, and
certification of the specified Tier standard. A copy of each unit's certified tier
specification, BACT documentation, and CARB or AOMD operating permit shall
be provided onsite at the time of mobilization of each applicable unit of
equipment. Off-road diesel-powered construction equipment shall meet the Tier
standards based on the following schedule:
•

January 1, 2012, to December 31, 2014:
All off-road diesel-powered
construction equipment greater than 50 hp shall meet Tier 3 off-road
emissions standards. In addition, all construction equipment shall be outfitted
with BACT devices certified by CARB. Any emissions control device used by
the contractor shall achieve emissions reductions that are no less than what
could be achieved by a Level 3 diesel emissions control strategy for a
similarly sized engine as defined by CARB regulations.

•

Post-January 1; 2015: All off-road diesel-powered construction' equipment
greater than 50 hp shall meet the Tier 4 emission standards, where available.
In addition, all construction equipment shall be outfitted with BACT devices
certified by CARB. Any emissions control device used by the contractor shall
achieve emissions reductions that are no less than what could be achieved
by a Level 3 diesel emissions control strategy for a similarly sized engine as
defined by CARB regulations.

16.

Light-colored roof materials to deflect
building cooling purposes shall be used.

heat and reduce energy demand

for

17.

Double-paned windows shall be used to reduce thermal loss and reduce energy
demand for temperature control purposes.

18.

The project shall be designed and operated to conserve energy as required by
the City of Los Angeles Department of Water and Power, Southern California
Edison, Southern California Gas Company, and/or other appropriate agencies.

19.

'The project shall include heating, ventilation and air conditioning (HVAC) control
systems that service residential occupancies consistent with the minimum

/
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specifications per floor and building location included in Attachment A of
Appendix FEIR-D. At a minimum, residential units shall include HVAC control
systems with particulate filters that have a minimum efficiency reporting value
(MERV) of 15 as indicated by the American Society of Heating Refrigerating and
Air Conditioning Engineers (ASHRAE) Standard 52.2. The air handling systems
shall be maintained on a regular basis per manufacturer's recommendations by a
qualified technician employed or contracted by the project proponent or
successor. Operation and maintenance of the system shall ensure that it
performs in compliance with the manufacturers' specified reporting value.
20.

To minimize exposure to diesel exhaust and the reentrainment of paved roadway
dust, the proposed project shall:
(1.) install inoperable windows facing the freeway, except where operable
windows are required by the building code; (2) place actively and passively
utilized outdoor areas as far away from the roadway as possible; and (3) include
landscaping along the property perimeter nearest the freeway with a dense
mixture of shrubs and trees to maximize passive filtration of particulate air
contaminants.

21.

If vegetation removal occurs between February 15 and August 31, a biological
survey shall be conducted by a qualified biologist prior to the removal of the
vegetation to determine if nesting birds are occurring on site. In the event
nesting is observed, the biologist shall recommend a buffer area with a specified
radius to be established (buffer may range between 50 and 300 feet as
determined by the monitoring biologist), within which no disturbance or intrusion
shall be allowed until the young had fledged and left the nest or it is determined
by the monitoring biologist that the nest has failed. If no nesting is observed, no
further action shall be warranted.

22.

Prior to the issuance of a grading permit, a plot plan prepared by a reputable tree
expert, indicating the location, size, type, and condition of all existing trees on the
project site, shall be submitted for approval by the Department of City Planning
and the Bureau of Street Services-Street
Tree Division. All trees in the public
right-of-way shall be treated in accordance with the current Street Tree Division
standards and all conditions of approval shall be met.

23.

The Applicant or its contractor shall incorporate the recommendations detailed in
the geotechnical investigation prepared for the proposed project, as approved by
the City of Los Angeles. (Geotechnical recommendations regarding pile or drill
caissons, footings, slabs, fill, shoring, retaining walls, and site drainage are
provided within the Geotechnical Engineering Investigation (geotechnical report)
dated June 6, 2002, and Addendum I, Additional Exploration, dated March 17,
2003, both prepared by Geotechnologies, Inc. provided in Appendix C of the
Draft EIR.)

24.

The project shall provide on-site storm drain improvements to detain peak storm
water flows to the satisfaction of the City of Los Angeles Department of Public
Works.

25.

The project shall comply with the requirements of the applicable NPDES permit
for stormwater discharge and with all applicable requirements of the RWOCB,
EPA and local agencies including the City of Los Angeles regarding water
quality.

26.

.The project shall implement Best Management Practices (BMPs) to detain or
treat the runoff from a storm event producing 0.75 inch of rainfall in a 24-hour
period.
The design of structural BMPs shall be in accordance with the

/
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Development Best Management Practices Handbook Part B Planning Activities.
A signed certificate from a licensed civil engineer or licensed architect that the
proposed BMPs meet this numerical threshold standard shall be provided
27.

All storm drain inlets and catch basins within the Project area shall be stenciled
with prohibitive language (such as "NO DUMPING-DRAINS
TO OCEAN")
and/or graphical icons to discourage illegal dumping.

28.

The legibility
maintained.

29.

Materials used on site with the potential to contaminate stormwater shall be: (1)
placed in an enclosure such as, but not limited to, a cabinet, shed, or similar
stormwater conveyance system; or (2) protected by secondary containment /
structures such as berms, dikes, or curbs.
.

3D..

A temporary sound barrier, capable of providing a minimum 10 dBA reduction
(e.g., solid wood fence) and minimum height of 8 feet, shall be erected along the
project's east property line along Sepulveda Boulevard for the entire length of the
project site as well as between the project site and the 777 Motor Inn.

31.

To the extent feasible, construction activities shall be scheduled so as to avoid
operating several pieces of heavy equipment simultaneously, which causes high
noise levels.

32.

Engine idling from construction equipment such as bulldozers and haul trucks
shall be limited, to the extent feasible. Idling of haul trucks shall be limited to five
(5) minutes at any given location as established by the South Coast Air Quality
Management District. Signs. that limit engine idling shall be posted on the project
site during construction.

33.

The construction staging area shall be located as far as feasible from sensitive
receptors.

34.

An acoustical analysis of the architectural plans of the proposed residential
building facade constructions shall be prepared by a qualified acoustical
engineer, prior to issuance of building permits, to ensure that the building
construction (I.e .., exterior wall, window and door) will provide adequate sound
insulation to meet the acceptable interior noise level of 45 dBA (CNEL).

35.

The Applicant shall retain services of an acoustical consulting engineer
experienced in mechanical noise analysis and during plan check provide the City
with an acoustical report indicating that the project mechanical design meets the
City's noise ordinance (i.e., maximum 5 dBA above ambient noise levels).

36.

Prior to the issuance of the building permit, the Applicant shall consult with the
LAPD's Crime Prevention Unit, regarding on-site crime prevention features
appropriate for the design of the property.
These features may include the
following elements:
"

II

~

of signs

and stencils

discouraging

illegal

dumping

shall

be

designing entryways, elevators, lobbies and parking areas with lighting that
eliminates areas of concealment;
eliminating areas of dead space;
providing solid core doors with dead bolt locks to all residential
commercial uses; and

units and

;'
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providing parking within an enclosed parking podium that would be internal to
the site.

Prior to the issuance of any building permits, the Applicant shall provide the
commanding officer at the Van Nuys Community Police Station with a diagram of
each portion of the property, including access routes and additional information
which may facilitate a police response.
;'

38.

Project building plans including a plot plan shall be submitted for approval by the
Los Angeles Fire Department either prior to the recordation of the final map or
the approval of a building permit.

39.

Prior to the issuance of a building permit, the Applicant shall consult with the Los .'
Angeles Fire Department and design the project to meet on-site fire flow
requirements and incorporate fire prevention and suppression features and other
life-saving equipment.

40.

The project shall comply with all applicable State and local Codes and
Ordinances found in the Fire Protection and Fire Prevention Plan, as well as the
Safety Plan, both of which are elements of the General Plan of the City of Los
Angeles, unless otherwise approved.

41.

Pursuant to California Government Code Section 65995, the Project Applicant
shall pay developer fees to Los Angeles Unified School District prior to the
issuance of building permits.

42.

In consultation with the City of Los Angeles Department of Recreation and Parks,
the Applicant shall do one or more of the following:
(1) dedicate additional
parkland to meet the requirements of Los Angeles Municipal Code Section 17.12;
(2) pay in-lieu fees for any land dedication requirement shortfall; or (3) provide
on-site improvements equivalent in value to said in-lieu fees.

43.

Prohibit parking along the west side of Sepulveda Boulevard from the northern
site boundary to Camarillo Street and restripe to provide a southbound right-turnonly lane. For this short-term condition, it is proposed that the restriping be
limited to the segment of Sepulveda Boulevard approximately from Camarillo
Street to La Maida Street, that the existing southbound left-turn lane approaching
Camarillo Street be temporarily reduced in width to 9 feet, and that the proposed
southbound right-turn-only lane be 10 feet wide.

44.

Whenever feasible during construction, sidewalk access along Sepulveda
Boulevard and Camarillo Street shall be provided to maintain pedestrian access.

45.

A Construction Management Plan or Worksite Traffic Control Plan shall be
prepared by the Applicant and approved by the Department of Transportation
and Department of Public Works and shall contain, at minimum, the following:
•

The name and telephone
reached 24 hours a day;

number of a construction

manager who can be

•

An up-to-date list of local police, fire, and emergency response organizations
and procedures for the continuous coordination of construction activity,
potential delays, and any alerts related to unanticipated road conditions or
delays, with local police, fire, and emergency
response agencies.
Coordination shall include the assessment of any alternative access routes
that might be required through the proposed project area and maps showing
access to and within the area and to adjacent properties;
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•

Procedures for the training of traffic safety personnel (flaggers) to assist in
emergency response; and

•

The location, times, and estimated duration of· any roadway or sidewalk
closures, traffic detours, use of protective devices, warning signs, and
queuing areas.

•

Configure construction parking to minimize traffic interference;

•

Provide dedicated turn lanes for movement of construction trucks and
equipment, where space is available and would not result in a safety concern
for pedestrians and motorists; and

•

Reroute construction trucks away from congested streets or sensitive
receptor areas, where the resultant trip length would not substantially
increase.

/

46.

Flaggers shall be provided as necessary to minimize impact to traffic flow and to
ensure safe movement into and out of the project site.

47.

Heavy-duty construction trucks shall arrive at the site no earlier than 7:00
and depart no later than 3:30 P.M.

48.

Construction vehicles shall not be permitted to queue where they would interfere
with traffic movement or block access to adjacent businesses or residences.

49.

AII-construction-related
vehicles shall be parked on-site or in off-site parking
facilities, pursuant to a Temporary
Parking Plan.
On-street parking of
construction-related vehicles shall be prohibited on nearby local streets.

50.

Camarillo Street and Sepulveda Boulevard: Dedicate an additional 6 feet and
widen by 4 feet along the north side of Camarillo Street between Sepulveda
Boulevard and the westerly site boundary. In order to implement this measure,
on-street parking along both sides of this segment of Camarillo Street shall be
removed and this leg of the intersection shall be restriped to provide an
eastbound left-turn only lane, shared eastbound through and left-turn lane, and
eastbound right-turn only lane.
Modify the existing traffic signal to install
eastbound protected-permissive phasing. In addition, on-street parking shall be
removed during the A.M. peak period (approximately 7:00 A.M. to 10:00 A.M.)
along the west side of Sepulveda Boulevard from the northerly site boundary to
Galleria Gateway. The southbound approach shall be restriped to provide a
fourth southbound through Jane from north of Camarillo Street to north of Ventura
Boulevard during the A.M. peak period.

51.

Ventura Boulevardl405
Freeway
Southbound
On-Ramp-Sherman
Oaks
Avenue: Widen by 5 feet the south side of Ventura Boulevard from Sherman
Oaks Avenue to approximately 270 feet westerly, as measured from the
centerline of Sherman Oak Avenue. Additionally, widen by 2 feet both sides of
Ventura Boulevard from US-101 Freeway eastbound off-rampll-405 Freeway
southbound on-ramp-Sherman
Oaks Avenue to approximately 230 feet easterly
as measured from the centerlines of the freeway ramps and Sherman Oaks
Avenue; and restripe to provide an exclusive westbound right-tum-only lane at
the intersection. Modify the existing traffic signal to accommodate restriping.

52.

Ventura Boulevard and Van Nuys Boulevard:
Restripe to add a second
southbound left-turn lane at Ventura Boulevard. Modify the existing traffic signal
'to install southbound protected left-turn phasing.

A.M.

I

CPC 2010-3152-ZC-HD-SPE-SPR-SPP-CUBNTT-61216

0-9

53.

Ventura Boulevard and Beverly Glen Boulevard: Widen by 3 feet the south side
of Ventura Boulevard from Beverly Glen Boulevard to approximately 160 feet
westerly, as measured from the centerline of Beverly Glen Boulevard. Restrict
parking on south side of Ventura Boulevard and restripe the eastbound approach
to provide an eastbound right-turn-only lane at Beverly Glen Boulevard.

54.

Ventura Boulevard and Sepulveda Boulevard: Convert the southbound optional
through-right-turn
lane on Sepulveda Boulevard at Ventura Boulevard to a
through lane.

55.

US-101 Freeway Eastbound On-Ramp & Sepulveda Boulevard:
Install a new
traffic signal to control this intersection, including southbound left-turn phasing
and the ATSAC/ATCS upgrade. This signal would provide improved capacity .
and reduce conflicts between the southbound left-turning traffic accessing the onramp and the heavy northbound through traffic on Sepulveda Boulevard.

56.

Ventura Boulevard & Haskell Avenue (North): Widen the north side of Ventura
Boulevard from the north leg of Haskell Avenue to approximately 190 feet
easterly, as measured from the centerline of that leg, and restripe to provide a
westbound right-turn-only lane.

57.

The project applicant will contribute $300,000 to a fund for the identification and
implementation of local parking, transportation and circulation improvements in
the following areas: the area bounded clockwise by Haskell Avenue beginning at
Valley Vista Boulevard and extending northerly to SR-101 (on the west), from
that point extending easterly along SR-101 to 1-405, and from that point
extending northerly along 1-405 freeway to westernmost prolongation of Magnolia
Boulevard, and from that point extending easterly on Magnolia Boulevard
prolongation to Kester Avenue, and from that point extending southerly along
Kester Avenue to the prolongation of Moorpark Street, from that point extending
easterly along the prolongation of Moorpark Street to Beverly Glen BoulevardTyrone Avenue, from that point extending southerly along Beverly Glen
Boulevard-Tyrone Avenue to Dickens Street, from that point extending westerly
along Dickens Street to Kester Avenue, from that point extending southerly along
Kester Avenue to Valley Vista Boulevard, and from that point extending westerly
back to Haskell Avenue. The $300,000 payment will be guaranteed through
cash, bond or irrevocable letter of credit, payable to DOT. The fund will be used
for measures that include but are not limited to parking improvements intended to
increase parking availability, reduce search times and relieve traffic congestion;
neighborhood
traffic calming; transit-related
improvements
and amenities;
bicycle-related improvements and amenities; pedestrian-related improvements
and amenities; and streetscape improvements and amenities.

58.

Bicycle rack parking that is secure, convenient, and easily accessible, shall be
added on-site and within the public right of way with the approval of Bureau of
Street Services, Department of Public Works through their A Permit process.
The copy of the A Permit will be submitted to Department of Building and Safety
prior to approval of Certificate of Occupancy.
Bicycle parking spaces shall be
provided at the rate of two percent of the number of automobile parking spaces
required for non-residential uses.

59.

For the commercial uses on the project site, the applicant shall (unless otherwise
required and to the satisfaction of the Department of Building and Safety):
.•

Install high-efficiency toilets (maximum 1.28 gpf), including dual-flush water
closets, and high-efficiency urinals (maximum 0.5 gpf), including no-flush or
waterless urinals, in all restrooms as appropriate. Rebates may be offered

,

;
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through the Los Angeles Department of Water and Power to offset portions of
the costs of these installations.
"

Install restroom faucets with a maximum flow rate of 1.5 gallons per minute.

60.

Unless otherwise required, all restroom faucets for the commercial uses on the
project site shall be of a self-closing design, to the satisfaction of the Department
of Building and Safety.

61.

For the residential uses on the project site, the applicant shall (unless otherwise
required and to the satisfaction of the Department of Building and Safety)
.... Install a demand (tankless or instantaneous) water heater system sufficient to
serve the anticipated needs of the dwelling(s).

62.

"

Install no more than one showerhead per shower stall, having a flow rate no
greater than 2.0 gallons per minute.

•

Install and utilize only high-efficiency clothes washers (water factor of 6.0 or
less) in the project, if proposed to be provided in either individual units and/or
in a common laundry room(s).
If such appliance is to be furnished by a
tenant, this requirement shall be incorporated into the lease agreement, and
the applicant shall be responsible for ensuring compliance. Rebates may be
offered through the Los Angeles Department of Water and Power to offset
portions of the costs of these installations.

"

Install and utilize only high-efficiency, Energy Star-rated dishwashers in the
project, if proposed to be provided. If such appliance is to be furnished by a
tenant, this requirement shall be incorporated into the lease agreement, and
the applicant shall be responsible for ensuring compliance.

In addition to the requirements of the Landscape Ordinance, the landscape plan
for the proposed project shall .incorporate the following:
It

Weather-based

irrigation controller with rain shutoff;

e

Matched precipitation (flow) rates for sprinkler heads;

"

Drip/microspray/subsurface

•

Minimum irrigation system distribution uniformity of 75 percent;

•

Proper hydro-zoning,
plant materials;

•

Use of landscape contouring to minimize precipitation runoff; and

e

A separate water meter (or submeter), flow sensor, and master valve shutoff
shall be installed for irrigated landscape areas totaling 5,000 square feet and
greater, to the satisfaction of the Department of Building and Safety.

irrigation where appropriate;

turf minimization

and use of native/drought

tolerant

63.

Single-pass cooling equipment shall be strictly prohibited from use. Prohibition of
such equipment shall be indicated on the building plans and incorporated into
tenant lease agreements. (Single-pass cooling refers to the use of potable water
to extract heat from process equipment; e.g., vacuum pump,ice machines, by
passing the water through equipment and discharging the heated water to the
sanitary wastewater system).

64.

The construction contractor shall only contract for waste disposal services with a
'company that recycles demolition and construction-related wastes. The contract
specifying recycled waste service shall be presented to the Department of

/
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Building and Safety prior to approval of the demolition and building permits for
the proposed project.
65.

To facilitate on-site separation and recycling of demolition and constructionrelated wastes, the construction contractor should provide temporary waste
separation bins on-site during demolition and construction of the proposed
project.

66.

Recycling bins shall be provided at appropriate locations on the project site to
promote recycling of paper, metal, glass, and other recyclable materials.

67.

All residential and commercial uses established within the project site shall be
permanently provided with clearly marked, durable, source sorted recyclable bins
at all times to facilitate the separation and deposit of recyclable materials.

;'

68.

A qualified paleontologist shall be retained to perform periodic inspections of
excavation and grading activities of the project site where the older Quaternary
Alluvium would be disturbed. The services of a qualified paleontologist shall be
secured by contacting the Natural History Museum of Los Angeles County. The
frequency of inspections will be based on consultation with the paleontologist and
will depend on the rate of excavation and grading activities, the materials being
excavated, and if found, the abundance and type of fossils encountered.
Monitoring shall consist of visually inspecting fresh exposures of rock for larger
fossil remains and, where appropriate, collecting wet or dry screened sediment
samples of promising horizons for smaller fossil remains.

69.

If a potential fossil is found, the paleontologist shall be allowed to temporarily
divert or redirect grading and excavation activities in the area of the exposed
fossil to facilitate evaluation and, if necessary, salvage.

70.

At the paleontologist's discretion and to reduce any construction delay, the
grading and excavation contractor shall assist in removing rock samples for initial
processing.

71.

Any fossils encountered and recovered shall be prepared to the point of
identification and catalogued before they are donated to their final repository.

72.

Any fossils collected shall be donated to a public, non-profit institution with a
research interest in the materials, such as the Natural History Museum of Los
Angeles County. Accompanying notes, maps, and photographs shall also be
filed at the repository.

73.

If fossils are found, following the completion of the above tasks, the
paleontologist shall prepare a report summarizing the results of the monitoring
and salvaging efforts, the methodology used in these efforts, as well as a
description of the fossils collected and their significance.
The report shall be
submitted by the applicant to the lead agency, the Natural History Museum of
Los Angeles County, and representatives of other appropriate or concerned
agencies to signify the satisfactory completion of the project and required
mitigation measures.

Additional
Volunteered
74.

Conditions
of
by Applicant.

Approval

Added/Modified

by

Commission

and

Transportation.

A Neighborhood Transportation

Measures Fund. Prior to the issuance of the
first building permit, the Permittee shall guarantee the necessary funding for

.I
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the $300,000 fund required by Mitigation Measure Number MM-57, as well as
an additional $100,000, for a total of $400,000 ("Neighborhood Transportation
Measures Fund") through bond or irrevocable letter of credit, payable to
LADOT.
The Neighborhood Transportation Measures Fund shall be used for parking
improvements designed to increase parking availability, to reduce search
times and relieve traffic congestion, to provide neighborhood traffic calming,
to provide for transit-related improvements and amenities, bicycle-related
improvements
and amenities,
pedestrian-related
improvements
and
amenities, and streetscape improvements and amenities.
Neighborhood
traffic calming measures, which may be paid for by the Fund shall be limited
to the area bounded by Halbrent Avenue to the west, Moorpark Street to the'
south, Saloma Avenue to the east and the 101 Freeway to the north
(including La Maida Street) and may include, but not be limited to:
i.

Street bumbs;

ii.

Intersection bump outs,

iii. Permit parking;
iv. Establishment of an "anti gridlock"
Avenue and Moorpark Street,
v.

zone at the intersection

of Noble

Trimming trees that block "STOP" signs or other traffic calming signage,
and;

vi. Repainting "STOP" markings on streets.
All expenditures from the Neighborhood Transportation Measures Fund shall
be made only upon the approval and written acknowledgement of the Director
of Planning and LADOT.
8. Neighborhood Transportation Measures Plan. Prior to the issuance of any
building permit for the Project, the Permittee shall submit to the Planning
Department a proposed Neighborhood Transportation Measure Plan (the
"Plan") designed to create a formal mechanism for administration
of
expenditures from the Neighborhood Transportation Measures Fund.

i.

The Plan shall be developed
in consultation
with the
Department, LADOT and the applicable Council District Office.

ii.

The Plan shall be submitted to the Planning Department prior the
issuance of any building permit. Implementation of the Plan shall proceed
immediately upon the acceptance of the Plan by the City.

Planning

iii. The Plan may include measures such as parking improvements intended
to increase parking availability, reduce search times and relieve traffic
congestion, neighborhood traffic calming, transit-related improvements
and amenities, bicycle-related improvements and amenities, pedestrianrelated improvements and amenities, streetscape improvements and
amenities, as well as other improvements of possible concern to the
neighbors and community that may be brought to the attention of the
Planning Department, LADOT, the applicable Council District Office, and
the Permittee.
C. Additional Neighborhood Protection Measures. Permittee shall fund a warrant
analysis by a traffic engineer for submission to LADOT for review and
approval of the installation of:

;'
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i.

Signage indicating that through traffic from Sepulveda Boulevard is
prohibited onto Camarillo Street, La Maida Street and Moorpark Street
between 7:00 am and 9:00 am on weekdays; and

ii.

"STOP" signs on Camarillo Street at the intersections of Norwich Avenue
and Saloma Avenue.

D. Transportation Management Organization.
The Permittee shall request
approval from LADOT and the Department of City Planning to allow use of
the: Project's PIA fee toward the establishment
of a Transportation
Management Organization (TMO) for the Sherman Oaks area. Prior to the
issuance of the first building permit for the Project, the Permittee shall submit
a feasibility study and business plan for the establishment of a TMO to.
LADOT and the Department of City Planning. The Permittee shall include in
its feasibility study and business plan for the establishment of a TMO
innovative and flexible programs and measures, such as: an online TMO
similar to the Century City TMO, ridesharing opportunities and personalized
travel plans, shuttles to and from the Orange Line, and employee discounts
on transit passes to TMO members and the employees and residents
represented by their membership
E. Transportation
Demand
Management.
The Permittee's
Transportation
Demand Management Plan shall, at a minimum, include the following
elements:
i.

Discounted bus passes shall be made available to residential tenants at
the time of lease execution; The project shall provide at no charge one
(1) transit pass for each residential unit, upon a tenant's request for the
first three years after the Project is in operation.
After the first three
years. a single discount pass will be offered upon request to each unit.
The Applicant can satisfy this requirement by participating in programs
offered by the MTA, as applicable;

II.

Transportation Coordinator on-site;

iii. Coordination
with area businesses to maxirruze
employees as central focus of marketing strategy;

leasing

to

their

iv. Unbundle leasing of dwelling units from parking spaces;
v.

Preferential parking for carpools and vanpoo!s for retail employees;

vi. Personal trip plans (transit,
residential and employees;
vii. Transportation

carpool,

vanpool,

bicycle,

walking)

for

information to residents in project communications;

viii. Semi-annual events to promote ridesharing and transit usage;
ix. Transportation
x.

Information Displays in common areas; and

Wire residential units for high speed internet access.

F. Haul Route Permit Hours (amends Tract Condition No. 23.f for hours and
number of trucks per day). The Haul Route Permit hours shall be from 7:00
am to 3:30 pm. The Permittee shall be allowed to send up to 20 hauling
trucks daily via the 101 Freeway westbound to Sepulveda Boulevard Offramp
and south to Camarillo Street to stage the trucks on the property no earlier
than 7 am, Monday through Friday. These trucks may load and exit the
property via Camarillo Street to Sepulveda Boulevard north to the 101
Freeway onramp eastbound between 7 am and 9:30 am. No additional trucks

;'
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may travel to the site or stage in other nearby areas until after 9:30 am. Haul
trucks may load and travel normal routes between 9:30 am and 3:30 pm.
G. Shared Transit Resources. The project shall provide shared transit
resources for the use of residents, for the life of the project, consisting of:
i.

ii.

C.

Up to ten (10) parking spaces shall be provided on-site for a Car Share
program (i.e., Zipcar or similar).
Parking for Car Share cars may be
. included as part of the required residential parking required by this
approval. The Applicant shall submit final plans detailing the location of a
Car Share Program to the Director of Planning, prior to the issuance of a
certificate of occupancy.
.I
Twenty (20) Shared Ride bicycles for the use of the project residents on a
reservation basis shall be provided on-site.
Parking for Shared Ride
bicycles may be included as part of the residential bicycle parking
required by this approval. The Applicant shall submit final plans detailing
the location of a Bike Sharing Program to the Director of Planning, prior to
the issuance of a certificate of occupancy.

Administrative Conditions
75.

Grant. The entitlements granted herein shall be effectuated as prescribed by the
Los Angeles Municipal Code.

76.

Approval, Verification and Submittals. Copies of any approvals, guarantees or
verification of consultations, review or approval, plans, etc., as may be required by
the subject conditions, shall be provided to the Planning Department for placement
in the subject file.

77.

Code Compliance.
All regulations of the zone classification
property shall be complied with, except where herein conditions
been modified.

78.

Covenant.
Prior to the issuance of any permits relative to this matter, an
agreement concerning 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 property owners, heirs or assign. 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
shall be provided to the Planning Department for attachment to the fite.

79.

Definition.
Any agencies, public officials or legislation referenced
conditions shall mean those agencies, public officials, legislation
successors, designees or amendment to any legislation.

80.

Enforcement. Compliance with these conditions and the intent of these conditions
shall be to the satisfaction of the Planning Department and any designated agency,
or the agency's successor and in accordance with any stated laws or regulations,
or any amendments thereto.

81.

Building Plans. Page 1 of the grants and all the conditions of approval shall be
printed on the building plans submitted to the City Planning Department and the
Department of Building and Safety.

of the subject
or grants have

in these
or their

;'
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Indemnification.
The applicant shall defend, indemnify and hold harmless the
City, its agents, officers, or employees from any claim, action, or proceeding
against the City or its agents, officers, or employees to attack, set aside, void or
annul this approval which action is brought within the applicable limitation period.
The City shall promptly notify the applicant of any claim, action, or proceeding and
the City shall cooperate fully in the defense. If the City fails to promptly notify the
applicant of any claim, action or proceeding, or if the City fails to cooperate fully in
the defense, the applicant shall not thereafter be responsible to defend, indemnify,
or hold harmless the City.

83.

Project Plan Modifications. Any corrections and/or modifications to the Project.'
plans made subsequent to this grant that are deemed necessary by the
Department of Building and Safety, Housing Department, or other Agency for Code
compliance, and which involve a change in site plan, floor area, parking, building
height, yards or setbacks, building separations, or lot coverage, shall require a
referral of the revised plans back to the Department of City Planning for additional
review and final sign-off prior to the issuance of any building permit in connection
with said plans. This process may require additional review and/or action by the
appropriate decision making authority including the Director of Planning, City
Planning Commission, Area Planning Commission, or Board.

84.

Mitigation Monitoring. The applicant shall identify mitigation monitors who shall
provide periodic status reports on the implementation of the Environmental
Conditions specified herein, as to area of responsibility, and phase of intervention
(pre- construction,
construction,
post-construction/maintenance)
to ensure
continued implementation of the Environmental Conditions. The applicant shall
adhere to the Mitigation Monitoring and Reporting Program as provided in
Section IV of the Final Environmental Impact Report.

/
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D LIMITATIONS CONDITIONS OF APPROVAL
Pursuant to Section 12.32 G-4 of the Municipal Code, the following limitations are
hereby imposed upon the development of the subject property, subject to the 0
Limitation Classification.

1.

D Limitation - Height. The height of all buildings and structures on the subject
property shall not exceed 82 feet. This height limitation excludes the lighting
standards, flagpoles, and rooftop equipment. All rooftop equipment and/or duct
work that exceeds the roof ridge or parapet wall, whichever is higher, shall be
screened from horizontal view with materials compatible with the design of the.'
structures.

2.

D Limitation - Floor Area Ratio - A maximum Floor Area Ratio of 2.25:1 shall be
permitted on the subject site.

/

Sec. _.
The City Clerk shall certify to the passage of this ordinance and have it
published in accordance with Council policy, either in a daily newspaper circulated in the
City of Los Angeles or by posting for ten days in three public places in the City of Los
Angeles: one copy on the bulletin board located at the Main Street entrance to the Los
Angeles City Hall; one copy on the bulletin board located at the Main Street entrance to the
Los Angeles City Hall East; and one copy on the bulletin board located at the Temple
Street entrance to the Los Angeles County Hall of Records.

I

I

I hereby certify that this ordinance was passed by the Council of the City of Los
Angeles, at its meeting of
_
.I

JUNE LAGMAY, City Clerk

By

_
Deputy

Approved

_

Mayor

Pursuant to Section 558 of the City Charter,
the City Planning Commission on April 25, 2013,
recommended this ordinance be adopted by the City Council.
~

.

6=-,

James'~~Wja~. CommissionExecutiveAssistantII
City PI ~

File No.

Commission

_
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FINDINGS
General Plan/Charter

1.

Findings

General Plan land Use Designation. The subject property is located within the area
covered by the Sherman Oaks-Studio City-Toluca Lake-Cahuenga Pass Community
Plan (the "Plan"), which was adopted by the City Council on May 13, 1998 (Council File
No. 97-0704): The subject property is also located within the Ventura/Cahuenga
Boulevard Corridor Specific Plan area which was adopted by City Council on January 4,
1994 (Council File No. 85-0926 S22). The Plan map designates the property for
Regional Commercial Land Uses. The Corresponding Zones under the Community /
Commercial Plan Designation is the CR, C1.5, C2, C4, R4, R5, RAS3 and RAS4 Zones'.
The property is currently zoned CR, R3, R1 and P. Therefore, the proposed zone
change from the said zones to the (T)(Q)C2-2D Zone is consistent with the Community
Plan Land Use Designation as defined in the Plan and as established by the Community
and Specific Plan Maps.
General Plan Text. See Findings 2 A and 2 B

2.

A. That the proposed Zone Change is in conformity with the General Plan.
The proposed Zone Change seeks to create consistency between the General Plan and
the site's zoning. The City's long term vision for the site is one of higher intensity land
uses creating synergy with the nearby employment Center which is served by a number
of public transit bus lines.
General Plan Framework
The General Plan's Regional Commercial designation, applicable to this site, is applied
to "higher-density places whose physical form is substantially differentiated from the
lower-density neighborhoods of the City." Generally, Regional Center designations will
offer floor area ratios ranging up to 6: 1 and are characterized by six- to twenty-story (or
higher) buildings as determined in the community plan. While not as intense as the
City's vision for the land use designation, the II Villaggio Toscano project's residential
intensity provides realistic opportunities to reduce vehicle miles traveled in the City. This
project locates housing density near a significant number of jobs as well as
entertainment and retail uses. Additronally, the Project's neighborhood serving retail
uses creates a new amenity within walking distance of existing area residents and
employees.
According to the General Plan, Regional Centers typically provide a
significant number of jobs and many non-work destinations that generate and attract a
high number of vehicular trips.
Additionally, Regional Centers are usually major
transportation hubs. Consequently, each center is intended to provide extensive transit
opportunities to provide transportation alternatives.
The project site is located within %
mile of a major jobs center well-served by public transit. The proposed mixed-use
project, with higher density residential units, is compatible and consistent with the
General Plan's land use designation of Regional Center, which seeks to locate more
intense housing in proximity to jobs and public transit.
Community Plan
The Community Plan designates the site as Regional Commercial. As defined in the
Specific Plan, the "Regional Commercial" land use designation in the Community Plan is

;'
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"a focal point of regional commerce, identity and activity and containing a diversity of
uses, such as corporate and professional offices, residential, retail commercial malis,
government buildings, major health facilities, major entertainment and cultural facilities,
and supporting services. The Community Plan highlights the area as "mixture of diverse
office uses, retail and service activities".
This density of jobs creates a perfect
opportunity to reduce vehicle miles travel by locating residential units within walking
distance of an employment center. . The Community Plan identifies several issues and
opportunities for residential uses in the Sherman Oaks area. In order to address those
issues and opportunities, the Community Plan includes the following Policies:

1-2. 1 Locate higher residential densities near commercial centers, rail transit stations
and major bus routes where public services facilities, utilities and topography will .'
accommodate this development.
From a residential perspective the proposed project would locate "housing in a manner
which reduces vehicular trips and makes it accessible to services and facilities" and with
access to transit. The project site is located proximate to 6.5 million square feet of
commercial office space and numerous retail and entertainment uses consistent with the
area's Regional Center/Commercial
land use designations.
These uses provide
numerous opportunities for residents to walk to work, as well as to easily access
shopping and recreational opportunities. For those individuals that cannot walk to work,
but still strive to avoid the frustrations of automobile traffic, the site offers numerous
transit opportunities within easy walking distances. This site is located along Sepulveda
Boulevard (a Major Highway) which is serviced by a MTA Rapid Bus providing access to
the very successful Orange Line and within walking distance of two additional Rapid
Buses both of which are also located at the intersection Ventura and Sepulveda
Boulevards.
1-2.2 Encourage multiple residential development in commercial zones.
While only a portion of this site is currently zoned commercial, the entire site enjoys
Commercial land use designations in the General Plan Framework (Regional Center)
and the Community Plan/Specific Plan (Regional Commercial)., both of which envision
intense commercial development while also permitting residential uses as part of mixeduse developments. In an effort to reduce trips in the area the project locates a significant
amount of density within walking distances of the commercial uses along Ventura
. Boulevard and provides transit opportunities to various other commercial centers
including Warner Center, Universal Studios, the Van Nuys Municipal center, Westwood
Village/UCLA and downtown Los Angeles.
1-4.2 Promote housing in mixed use projects in pedestrian oriented areas and transit
oriented districts.
2-3.2 New development
activity

needs to add to and enhance the existing pedestrian

street

While the project is just outside a Pedestrian Oriented District, it is being designed with
many of the design features envisioned for such a district. As part of the community
outreach effort, the Applicant agreed to submit to the Department of Public Works for
their review and approval a Pedestrian, Streetscape and Transit Enhancement Plan to
provide pedestrian, streetscape and transit enhancements to promote consistency with
the neighboring Sherman Oaks Streetscape and Design Plan, with the objective of
fostering a high-quality pedestrian environment along the Project's Sepulveda Boulevard
frontage.
The Plan may include such features as street trees, planter boxes, street

/
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and intersection

The Project's proximity to the intersection of Ventura and Sepulveda Boulevards would
encourage pedestrian activity from the Project's residents, as they will be able to walk to
the various commercial and retail uses in the vicinity.
As mentioned above the project is within walking distance of three metro Rapid Buses
providing express service to numerous job centers and a variety of local bus lines that
can also be accessed at the intersection of Sepulveda and Ventura Boulevards.
2-3.5 Require that mixed use projects and development in pedestrian oriented districts .'
be designed and developed to achieve a high level of quality, distinctive character, and
compatibility with existing uses.
The project provides significant vertical and horizontal articulation and a large 13,000square foot Public Plaza which creates a distinctive design unparalleled when compared
to development in the area. The building's massing steps up as it moves away from the
Sepulveda Boulevard frontage, creating consistency with the existing built environment
and pushing the project's building height as far from the closest single family
neighborhood as practical. The project's Sepulveda Boulevard frontage is designed with
a 4-story structure consistent with the 4.5 levels associated with the Grand Apartments
located to the site's south. The building's height steps back as it transitions toward the
site's center and rear adjacent to the 405 freeway and the Sherman Oaks Galleria's
multi-story parking structure. The proposed height is needed to elevate the first two or
three residential levels above the 26-foot tall Caltrans wall, thereby allowing light and air,
as well as unobstructed views of the Santa Monica Mountains and the Sepulveda Basin.
The proposed buiJding heights are consistent with or lower than many of the existing
buildings in the area, including the Galleria and its parking structure, the i5-story
Comerica Bank building, the approximately 20-story National City Bank building, 13story CitiBank Building as well as other structures found in the Regional Commercial
area surrounding the intersection Sepulveda and Ventura Boulevards (Exhibit D:
Surrounding Building Height graphic). These nearby taller structures are consistent with
the "Regional Center" land use designation in the General Plan Framework, which
defines "Regional Centers" as characterized by 6- to 20-stories (or higher). As a result,
the proposed project's height is consistent with the General Plan Framework, the
Community Plan and the built environment. As designed, only approximately 32% of the
site would exceed the permitted height, and those areas would be located to the center
and rear of the site, as far away as possible from the single family homes located east of
Sepulveda Blvd. Sepulveda Boulevard, developed at a 104-foot right-of-way, creates a
larger buffer between the first residential uses, located in an R3 Zone, and another 100
feet further away still from the first single family zoned properties. The mixed-use project
is designed to achieve a high level of quality and to be compatible with the existing uses
of the surrounding built environment.
The mixed use project is consistent with the development in the area in that it creates a
transition from high intensity commercial to the lower density residential found east of
Sepulveda Boulevard.
More importantly, greater housing opportunities would be provided for area workers to
live closer to their jobs, while area residents and workers would have easy walking
access to neighborhood-serving retail uses including a grocery store. The Project
complies with the Policy's stated requirement that a mixed-use project be designed and
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developed to achieve a high level of quality, distinctive character, and compatibility with
existing uses.

2-3.6 Require that the first floor street frontage of structures, including mixed use
projects and parking structures located in pedestrian oriented districts, incorporate
commercial uses.
As illustrated, in the project drawings the ground level fronting along Sepulveda
Boulevard is dedicated to neighborhood-serving
commercial uses in addition to its
enhanced pedestrian streetscape and large Public Plaza. All of these elements combine
to promote pedestrian activity in the area, and the commercial uses will benefit the
surrounding community. The Project complies with the Policy's stated requirement that
the first floor street frontage of the building incorporates commercial uses,
2-3,7 Promote mixed use projects in proximity to transit stations, along transit corridors,
and in appropriate commercial areas.
The proposed project is a mixed-use project located within walking distance of three
Rapid Bus stops, as discussed in detail in the "Transit Options" section above,
2-4.4 Landscaped corridors should be created and enhanced through the planting of
street trees along segments with no building setbacks and through median plantings.
In addition to the enhanced streetscape discussed above, the Applicant has agreed to
install and maintain, with approval of the Department of Public Works, landscaping within
the median along Sepulveda Boulevard between Moorpark Street and Camarillo Street
consistent with the landscaping along the Project's Sepulveda Boulevard frontage.
2-5.1 Require that fuiure development of properties located along the Los Angeles River
be designed with river access features.
The Public Plaza includes a meandering pedestrian path which gains its inspiration from
the LA River.
5-1.3 Require development in major opportunity sites to provide public open space.
The project is proposing to construct a publicly accessible 13,OOO-square foot Public
Plaza along its Sepulveda Boulevard frontage.
The Plaza would be designed as a
passive gathering place for the community that includes ample landscaping and intimate
seating areas. The size of this Plaza is significantly larger than any other public space
on private property in the area.
The Urban Design Element of the Community Plan requires that residential projects with
five or more units be designed around a landscaped focal point or courtyard to serve as
an amenity for residents. The proposed project includes a large Public Plaza along its
Sepulveda Boulevard frontage, as well as several interior gardens, a park, and a bocce
court situated within the center of the development.
The six residential buildings are
built around the periphery of this landscaped courtyard setting.
Although there would be approximately 78,5 percent lot coverage on the ground floor of
the project site (including the surface parking area), there would be approximately
61,500 square feet, or 1,5 acres, of both active and passive open space opportunities for
residents atop the residential podium. The open space would include, but not be limited

/
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to, a variety of landscaped areas, a central park, smaller landscaped corridors, a bocce
court, a swimming pool, and meandering pathways between buildings. Private space
also would be provided as every unit would have its own balcony. These open space
areas are dedicated to the enjoyment of the residents of the project and do not take into
consideration the Public Plaza provided along Sepulveda Boulevard.
The Project complies with the policy's stated requirement that development
opportunity sites (which includes the project site) provides public open space.

in major

;'

As discussed above, the approval of the Zone Change will be consistent with the policies
of the Community Plan.

.'
Framework Element. The Framework Element for the General Plan was adopted by the
City of Los Angeles on August 2001. The Framework Element provides guidance
regarding policy issues for the entire City of Los Angeles, including the project site. The
Framework Element also sets forth a Citywide comprehensive long range growth
strategy and defines Citywide polices regarding such issues as land use, housing, urban
form, neighborhood
design, open space, economic development,
transportation,
infrastructure, and public services.
The project site is an under-improved parcel designated for Regional Commercial land
uses. The project provides an infill development in a neighborhood comprised of multifamily, single-family and commercial land uses. By enabling the construction of
residential uses in close proximity to existing multi-family neighborhoods and commercial
uses, the proposed Zone Change would be consistent with several goals and policies of
the Framework Element.
Further, the Land Use chapter of the Framework Element identifies objectives and
supporting policies relevant to the project. Those objectives and policies seek, in part, to
provide for the stability and enhancement of residential neighborhoods. With respect to
this, the development of this site within a transitional commercial and residential area
serves to stabilize and enhance the residential character of the area in a manner that
satisfies the purpose and intent of the Framework Element.
Housing Element
A Zone Change to the C2 Zone is consistent with the goals and the policies of the City's
Housing Element (2006-2014). It would permit the construction of a dense mixed-use
project proximate to a significant employment center which is well-served by transit lines.
The Housing Element contemplates high density mixed-use projects located in the high
intensity commercial areas as a solution to the City's urgent housing shortage. The
Project has the added value of being located on a site separated from the closest single
family area by 250 feet, while also reducing vehicle miles traveled.
The Housing Element states the City is facing an "unprecedented housing crisis" and
indicates that over 14,000 residential units need to be built to address its Regional
Housing Needs Assessment ("RHNA") numbers. The Housing Element estimates that
the Sherman Oaks area has the capacity to accommodate approximately 4,300 of these
required units without consideration of this development site. A Zone Change to C2
would permit the construction of the proposed 325 residential unit project in an area
contemplated by the City. Evidence of this intent is provided in the General Plan's
"strategy to meet this challenge, by directing growth to transit-rich and job-rich centers
and supporting the growth with smart, sustainable infill development and infrastructure
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Investments." The project site is located proximate to an employment center, which is
well-served by public transit.
The Zone Change would also permit the development
consistency with the following Policies:

of a project which demonstrates

Policy 1.1.4: Expand location options for residential development, particularly in
designated Centers, Transit Oriented Districts and along Mixed-Use Boulevards and
Policy 2.2.6:. To accommodate projected growth to 2014 in a sustainable way,
encourages housing in centers and near transit, in accordance with the General Plan
Framework Element, as reflected in Map ES. 1
As reflected in the graphic highlighting approximately 6.5 million square feet of
commercial floor area located in the area and with the General Plan's Regional Center
and Community Pian's Regional Commercial land use designations, this site is
appropriate for a dense residential project.
Residents of this proposed project would
have the opportunity to access area jobs without driving personal vehicles, as they
would have the attractive options of walking, biking or utilizing the area's rich public
transit options. The intersection of Sepulveda and Ventura Boulevards is well served by
numerous transit lines including three separate Rapid Bus lines providing regional
connectivity.
Policy 1.2.3: Rehabilitate and/or replace substandard housing with housing that is
decent, safe, healthy, sanitary and affordable and of appropriate size to meet the City's
current and future household needs.
Prior to its demolition, the site was developed with low density older housing units, many
of which had reached the end of their life expectancy.
The approval of this Zone
Change would allow for the construction of a unified development providing modern safe
units with a variety of sizes, thereby providing a wide range of housing options that helps
to fulfill the City's current and future housing needs.
Policy 2.1.2: Establish development standards that enhance health outcomes.
Over the past few years the City Planning Commission has taken an increased interest
in the relationship of populations living near freeways and health risks. This issue
creates tension between the City's desire to focus high intensity residential development
near jobs and transit centers which are typically serviced by or proximate to freeways
and arterials.
In 2009, the City created a poHcy that required projects located near vehicular pollution
sources to include a higher level of air filtration and to consider these potential impacts
when designing the site massing and landscaping.
On November 8, 2012, the City
Planning Commission approved a Staff recommendation to attach a notice to all
properties within 1,000 feet of a freeway highlighting that this potential health risk needs
to be analyzed if residential uses are being proposed.
The EIR for the project thoroughly analyzed the potential air quality impacts associated
with development of residential uses in close proximity to the 405 and 101 Freeways
through the preparation of a comprehensive Health Risk Assessment (HRA) by Air
Quality Dynamics. The HRA concluded that any potential impacts could be mitigated
through MERV filtration.

;'
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While this is an important issue that the Project application has reviewed and mitigated,
there are a few considerations worth noting that further reduce the concerns. A key
assumption of the Health Risk Assessment is that individuals live in the same location
for 90 years, creating long-term pollution exposures. However, studies discussed in the
EIR show that residents in rental units live in the same location for 3-7 years,
dramatically reducing the exposures. Consequently, these studies are extremely
conservative and do not adjust for the actual length of time residents are exposed.
Additionally, there are many State and Local policy initiatives that directly and indirectly
seek to reduce the pollution levels generated from transportation.
A few examples
include the State of California's landmark land use legislation; SB 375 which implements
AB 32, and was adopted in September 2008. These state laws effectively linked /
transportation planning and funding to land use and housing needs. A local level
example would be the Clean Truck Program proposed by the Mayor of Los Angeles in
2008 that immediately banned 10% of the dirtiest trucks, resulting in the removal of 350
tons of harmful emissions. According to the Port of LA's website, "In its first year, the
program reduced the rate of port truck emissions by an estimated 70 percent." Initiatives
such as these, as well as ones that came before them, have led to a reduction in health
risks. This is highlighted well by an August 8, 2012 article in the Daily News which
reported: "The level of dozens of volatile organic compounds in the Los Angeles basin
fell about 98 percent in the past 50 years, according to a study funded by the National
Oceanic and Atmospheric Administration."
The Project has analyzed and addressed the Air Quality concerns raised in the Housing
Element thorough mitigation measures. Additionally, there are several policy initiatives
that will further reduce exposure levels
Policy 2.2.3: Provide incentives and flexibility to generate new housing and to preserve
existing housing near transit.
The Housing Element discusses providing additional trip credits for mixed-use
development located near transit. However, the EIR for the project conservatively did not
apply such credits. The Applicant proposes to maximize the project's number of
residential units so as to generate new housing desired by the Housing Element and to
provide such housing in proximity to transit, thereby diminishing the broader traffic
impacts that otherwise would result from satisfying this housing demand through multiple
dispersed locations.
The approval of the Zone Change and the Project's related entitlements provides a
sufficient incentive to construct these new residential units within walking distance of 3
Rapid Bus stops and other bus lines as well as major employment nodes.
Policy 2.2.4: Promote and facilitate a jobs/housing

balance at a citywide level.

The approval of the Zone Change would permit the construction of approximately 325
residential units within walking distance of approximately 6.5 million square feet of
commercial office space and an abundant and diverse array of retail and entertainment
uses. By locating this type of density near jobs, the Project would promote a
jobs/housing balance with the Community Plan area.
Objective 2.3: Promote sustainable buildings, which minimize adverse effects on the
environment and minimize the use of non-renewable resources.
The project is designed to achieve a LEED Silver compliance level.

,
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Objective 2.4: Promote livable neighborhoods with a mix of housing types, quality
design and a scale and character that respects unique residential neighborhoods in the
City.
The project promotes livability by providing opportunities for residents to walk to their
jobs as well as to their retail and entertainment needs. The project includes ground level
neighborhood-serving retail uses located along Sepulveda Boulevard, in conjunction with
a 13,OOO-square foot Public Plaza, allowing for shopping and gathering opportunities for
area residents. The building massing is in character with the built environment. The
project provides four-story elements along Sepulveda Boulevard consistent with the
massing of the Grand Apartments to the South of the site. Moreover, the project steps
up as it moves closer to the six level Sherman Oaks Galleria parking structure and the
abutting freeway interchanges. This design pushes the mass of the building away from
the single family development found east of Sepulveda Boulevard. The approval of the
Zone Change would promote a livable neighborhood by allowing the development of a
mixed-use project that respects the unique residential neighborhoods that exist to the
east of the project site.
For the reasons outlined above the approval of the Zone Change is consistent with the
objectives and policies of Housing Element.
Transportation

Element

Approval of a Zone Change on the site to C2 would facilitate the construction of a project
consistent with the purposes of the General Plan's Transportation Element.
This
Element recognizes that primary emphasis must be placed on maximizing the efficiency
of existing and proposed transportation infrastructure through advanced transportation
technology, through reduction of vehicle trips, and through focusing growth in proximity
to public transit. The proposed Project would address trip reduction goals via its location
and due to its inclusion of a detailed transportation demand management ("TOM")
program. The TOM would include an on-site transit coordinator, discount bus passes
provided at the time of lease signing, unbundling parking and other similar transitoriented measures. The Project's location is ideal to address the concerns of vehicle
miles traveled. It is not only located in a Regional Center with numerous entertainment
options, it is proximate to 6.S million square feet of commercial office space and
numerous transit options including three Rapid Buses and the Orange line.
The Transportation Element sets forth goals, objectives and policies to establish a
citywide strategy to achieve long-term mobility and accessibility within the City of Los
Angeles. For example:
•

Objective 2 strives to mitigate the impacts of traffic growth, reduce congestion, and
improve air quality by implementing a comprehensive program of multimodal
strategies that encompass physical and operational improvements as well as
demand management.

Within this Objective, the first policy header is Transportation Demand. The Applicant is
working with a transportation demand consultant to craft an effective strategy to reduce
the use of private automobiles by the Project's residential tenants and employees of the
commercial uses. The Applicant also has proposed to explore the creation of an areawide transportation management organization tasked with organizing area wide trip
reduction measures.

,
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The combination of the site's proximity to public transit and plentiful job opportunities
helps address the impacts of traffic growth, congestion and air quality issues. The
Applicant's initiation of a Transportation Demand Management program would provide
residents the opportunity to walk to work, to retail areas, or to a high quality transit line.
By providing alternatives to single occupancy automobile trips impacts to air quality can
be reduced.
•

Objective 3 strives to supporl development in regional centers, community centers,
major economic activity areas and along mixed-use boulevards as designated in the
Community Plans.
The Zone Change promotes consistency with this objective by allowing for the /
development of new density near multiple bus lines that provide easy access not only to
Ventura Boulevard's multitude of jobs but also its regional transit network.
For these reasons outlined above, the approval of the Zone Change allows for a project
that demonstrates consistency with the Transportation Element of the General Plan.
Open Space Element
As referenced earlier in this application, the Project incorporates three significant open
space elements. The Project is proposing to provide 1.4 acres of common open space
including landscaped gardens and pool area for the enjoyment of the project residents.
A 13,OOO-square foot Public Plaza is being designed with extensive landscape and
hardscape elements for use by the commercial patrons, project residents and
community members. Finally, the Project is proposing to landscape and maintain an
adjacent public right-of-way southeast of the project between Sepulveda Boulevard,
North Sepulveda Boulevard, Camarillo Street and Moorpark Street. The project and
these proposed improvements are consistent with the following goals and policies of the
Open Space Element:
To provide an open space system which provides identity, form and a visual framework
to the City. (page 3: bullet 3 under Goals)
The project is proposing uniformed landscape design within both the project's Sepulveda
Boulevard frontage, including the Public Plaza, and the adjacent public right-of-way
which it has agreed to landscape and maintain.
The design would create a visual
gateway into the Sherman Oaks community.
This goal is implemented via a series of policies and the project is consistent with the
following:
The provision of malls, plazas, green area, etc in structures of building complexes and
the preservation and provision of parks shall be encouraged (page 5: bullet 10 under
Policies General);
This private development would be providing a 13,OOO-square foot Public Plaza
available to the community for passive recreation and community
gathering.
Additionally, the project provides an equivalent of an acre more of open space for its
res.idents than is required by Code. The improvement of the public right-of-way creates
a visually appealing green belt along approximately 900 linear feet of Sepulveda
Boulevard. Each of these improvements would be fully funded and maintained by the
project:

/
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Open Space areas shall be provided or developed to serve the needs as appropriate to
their location, size and intended use of the communities in which they are located, as
well as the Gity and region as a whole (page 5: bullet 12 under Policies General);
As mentioned above, the project would provide significantly more open space for its
residents than is required by the Code, thus ensuring that the residents' needs are well
served. Additionally, the project would pay park fees (Quimby Fee) of approximately
$1.7 million based on the 325 residential unit project. This money is required by law to
be spent on the creation of new recreational facilities within a 2-mile radius of the project
site.
Small parks, public and private should be located throughout the Gity (page 5: bullet 13 /
under Policies General)
By setting aside approximately 61,500 square feet of area for common open space for
project residents that includes ample landscaping and a variety of gardens and trees, the
proposed project would create a small park which would otherwise not exist. While not a
park per se, the 13,OOO-square foot Public Plaza provides additional open space for the
area residents that are not available today.
Private development should be encouraged to provide ample landscaped spaces, malls,
fountains, rooftop green areas and other aesthetic features which emphasize open
space values through incentive zoning practices or other practicable means. (page 7:
bullet 3 under Policies: Privately Owned Open Space Lands and Desirable Open Space)
The provision of the vast amounts of open space and landscaping created with the
common areas, Public Plaza, and the public-rights-of-way are facilitated by rezoning the
site and granting it relief from certain aspects of the Specific Plan. Consequently, the
approval of this project encourages the creation of landscaping and green spaces.
As outlined above, the approval of the Zone Change facilitates the development
project that is consistent with the goals and policies of the Open Space Element.

of a

As discussed in full above, the approval of the Zone Change is consistent with the
numerous goals, objectives and policies of the General Plan, the Specific Plan, the
Community Plan, the Housing Element, the Transportation Element and the Open Space
Element.
Additionally, the Sewerage Facilities Element of the General Plan will be not be
adversely affected by the recommended action. The project will be connected to existing
sewer facilities consistent with the health and safety goals of this Plan Element.

B. That the proposed
Zone Change is in conformity
with
convenience, general welfare and good zoning practice.

public

necessity,

The proposed Zone and Height District changes are in conformity with public necessity,
convenience, general welfare and good zoning practice. The Zone Change would result
in a uniform zoning pattern consistent with the land use designations envisioned for the
site. The Zone Change also permits the construction of a unified development which is
compatible with its surroundings and consistent with multiple Federal, State and City
planning goals. Without this approval, the property's multiple zoning desiqnations will

,
i

CPC-2010-3152-ZC-HD-SPE-SPR-SPP-CUBNTT-61216

F-11

continue to stifle this urban infill site's ability to achieve numerous laudable Planning
goals.
Public Necessity. Convenience and General Welfare
Approval of the Zone Change would facilitate the redevelopment of an unattractive,
under-utilized, split-zoned site. The proposed Zone Change would permit a vibrant
mixed-use development that appropriately locates needed residential density near jobs
and transit, generates significant spending for local business and tax revenue for the
City, promotes pedestrian activity in the general area and provides a community
gathering point. Additionally, the Applicant worked for over 18 months with the Sherman
Oaks Neighborhood Council to ensure the project provides tangible benefits to the /
community.
Approval of the requested Zone Change provides a uniform zoning pattern over the site
that facilitates the creation of a medium density infill mixed-use development within
walking distance of numerous jobs and quality transit opportunities. Without the Zone
Change the site's multiple zoning designations provides a density inconsistent with the
Regional Commercial Land Use Designation. This type of development has a direct
relationship to the City's ability to minimize vehicle miles traveled. An inability to develop
higher density housing at a prime location adjacent to jobs and many transit
opportunities would forgo the transportation options that effectively address air quality
issues.
The Zone Change allows residential development to be located close to major transit,
job centers, and shopping areas. The proximity of these uses to the site would facilitate
residents' interaction with the community, bringing more people onto the streets and
providing more customers for local businesses. In addition to the proximity of uses, the
Applicant is proposing street improvements to further encourage pedestrian activity.
Even though the site falls just outside of a Pedestrian Overlay District, the Project is
proposing to implement streetscape and landscape improvements that would provide
further pedestrian improvements to the area. The project is considering a series of
improvements consistent with the Sherman Oaks Streetscape Plan. The proposed
13,000-square foot Public .Plaza with its trees, tables and benches would create a
comfortable gathering place for patrons and community members. If permitted by the
Bureau of Engineering, the intent would be to create a seamless design from curb to
building. The design would include paving, landscaping and street furniture consistent
with the plans for Pedestrian Oriented areas in the Specific Plan. Additionally, the
Applicant has agreed to landscape and maintain a publicly owned strip of land which
divides Sepulveda Boulevard from North Sepulveda Boulevard.
Good Zoning Practices
The City's existing long range planning documents designate this site for uses more
intense than have previously existed on the site. Historically, slightly less than 50% of
the site was developed with single family homes, while the remaining development area
was divided
relatively equally between the now-demolished office building site, its
surface parking and multi-family development parcels. The General Plan's Regional
Commercial designation, applicable to this site, is applied to higher-density places
whose physical form is substantially differentiated from the lower-density neighborhoods
of the City. Consistent with General Plan's vision, the Community Plan and the Ventura
Cahuenga Specific Plan designate the site a Regional Commercial land use. While the
Community Plan refers to the site as one of the Plan's "major development opportunity
sites", the Ventura Cahuenga Boulevard Specific Plan defines the land use as "a focal
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point of regional commerce, identity and activity and containing a diversity of uses, such
as corporate and professional offices, residential, retail, commercial malls, government
buildings, major health facilities, major entertainment
and cultural facilities and
supporting services". In order to facilitate these consistent visions of the various Plans,
the Community Plan establishes the following compliant zones, CR, C1.5, C2, C4,
RAS3, RAS4, R3, R4 and R5.
Currently, the site is comprised of 18 assessor parcels covered by four different zones,
(Q)CR-1L, (Q)P-1L, R3-1L and R1-1L. Two of the four existing zoning designations or
approximately 70% of the site, the R1 (approximately 50% of the site) and P1
(approximately 20% of the site) designations, are inconsistent with the Community
Plan's Regional Commercial land use designation.
A basic principle of good zoning
practice, and State law as required by Government Code 65455, is consistency between
the General Plan land use designation and zoning designations. In addition to creating
consistency between the General Plan and the site's Zoning, the Zone Change would
eliminate the "Q" conditions applicable to the now-demolished commercial structure and
its surface parking.
This inconsistent zoning pattern creates significant challenges to the development of a
unified development. A unified zoning pattern with a single zone allows for the creation
of an efficient site plan based on the shape and size of the site and not on outdated
zoning designations. The existing zoning pattern prescribes separate development
standards and a conflicting list of permitted uses. The individual yard requirements are
a good example of a problematic development standard which requires breaks in a
structure based on an arbitrary zone boundary and not based on sound site planning
standards.
The conflicting list of permitted uses for the site would only permit low
density housing over the majority of the site, while precluding housing and commercial
uses on other portions of the site. Consequently, the disjointed and illegal zoning pattern
discourages a unified development and excludes the Applicant's ability to construct a
single integrated well-designed project.
The C2-2 Zone Change proposed for this site is consistent with the dominant zoning
south of the site (located in the same Regional Commercial land use designation) which
is developed with dense residential and commercial development. These adjacent C2-2
areas are developed with numerous commercial office buildings, including the CitiBank
tower, the CoAmerica tower and the City National building, which combine to create the
bulk of the 6.5 million square feet of commercial office space in the area. The Sherman
Oaks Galleria, which enjoys this same C2 zoning, not only provides a regional
entertainment draw, but also provides restaurant, retail and additional office uses. The
adjacent motel and the Grand Apartments are developed on R4 zoned sites which are
consistent with the density permitted by the C2 zone.
However, the R4 prohibits
neighborhood-serving uses which as discussed below eliminate a trip reduction aspect
of the project.
In addition to being consistent with the surrounding zoning, the C2-2 zone allows for a
mix of uses which directly responds to a major concern of the community: traffic. The
area's peak period traffic congestion is based on the combination of the existing
development in the immediate area and more importantly its location as a gateway into
the job-rich Westside of Los Angeles and the Cities of Santa Monica and Culver City.
The number of jobs located on the Westside draws hundreds of thousand motorists
through the Sepulveda pass regardless of what development occurs in Sherman Oaks.
The C2-2 zone change allows for the creation of urgently needed housing. The housing
is not only needed because the Housing Element highlights "an urgent need" throughout
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the City; it is also needed to provide housing density near jobs and transit in an attempt
to address future congestion growth. While not all future residents will work in the area
or use public transit, there would be realistic opportunities for residents to avoid the
single occupancy vehicle by walking to work or taking transit. In addition, allowing
commercial uses on the site that are focused on neighborhood services provides an
additional trip reduction advantage as they provide convenient access to goods and
services for both project and area residents as well as area employees.
The approval .of the C2-2 Zone Change facilitates the construction of a mixed-use
project which the Federal, State and Local Governments believe are critical to
addressing greenhouse gas emission by reducing vehicle miles traveled, which in turn
has implications on one of Los Angeles' pressing issues: traffic congestion. The US
Department
of Housing and Urban Development's
Sustainable
Housing and
Communities program includes the following policy overview: "By ensuring that housing
is located near job centers and affordable, accessible transportation, we will nurture
healthier, more inclusive communities ... " At the State level, in 2008 California adopted
SB 375, legislation that linked transportation planning and funding to land use and
housing needs. In 2007, the City adopted GREEN LA An Action Plan to Lead the
Nation in Fighting Global Warming.
According to the City Housing Element, this
environmental challenge is addressed by "directing growth to transit-rich and job-rich
centers and supporting the growth with smart, sustainable infill development and
infrastructure investments."
This infill site is an ideal location to promote these various policy initiatives by locating
residential units proximate to employment opportunities and high quality transit. From a
residential perspective, the Zone Change would locate "housing in a manner which
reduces vehicular trips and makes it accessible to services and facilities" and with
access to transit. This site is located along Sepulveda Boulevard (a Major Highway)
which is serviced by an MTA Rapid Bus providing access to the very successful Orange
Line via Rapid Line 734 and Local 234. There are two additional Rapid Buses lines (750
services Ventura Boulevard and 761 provides transportation to the Westside) with stops
at the intersection Ventura and Sepulveda Boulevards. Not only would new residents be
located above neighborhood-serving
retail uses, they would also be within walking
distance of Ventura Boulevard which offers a multitude of commercial uses, including
employment, shopping, entertainment and dining. The Zone Change would further
promote pedestrian activity in lieu of driving by facilitating the development of
neighborhood retail shopping opportunities within walking distance of numerous existing
residential and commercial uses in the area. Goal 1 of the Commercial section within
the Community Plan supports the proposed Zone Change as well when it states:
Plan policy provides for the development of single or aggregated parcels for mixed
use commercial and residential development. These structures would normally
incorporate retail, office, and/or parking on the lower floors and residential units on
the upper floors. The intent is to provide housing in close proximity to jobs, to reduce
vehicular trips, to reduce congestion and air pollution, to assure adequate sites for
housing, and to stimulate pedestrian oriented areas to enhance the quality of life in
the Plan area.
A common concern of area residents is the morning peak period congestion near the
intersection of Ventura and Sepulveda Boulevards. However, contrary to long-standing
notions that high density development generates traffic congestion, projects such as this
one, which locate housing proximate to transit and jobs, have proven to be effective in
mitigating the effects of higher density through the promotion of transit usage and
walkability.

,
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It is well documented that the proximity of housing, employment and transit, facilitates
the reduction of vehicle miles traveled.
According to Transit Cooperative Research
Program Report 128: Effects of TOO on Housing, Parking and Travel sponsored by the
Federal Transit Administration:"This
research helps confirm what had been intuitively
obvious: TOO housing produced considerably less traffic than is generated by
conventional development." The anticipated level of reduction was discussed on page 9
of Growing Cooler: The Evidence on Urban Development and Climate Change which
states
"When viewed in total, the evidence on land use and driving shows that compact
development will reduce the need to drive between 20 and 40 percent, as compared with
development on the outer suburban edge with isolated homes, work places and other /
destination. It is realistic to assume 30 percent cut in VMT with compact development." .
The City of Los Angeles Housing Element also acknowledges
2.2.3 A of the Housing Element which states

this relationship in Policy

"Provide additional "trip credits" for residential development that is located in
close proximity to Metro fixed rail and fixed guideway stations and transit stops
with frequent (15 minute frequency or less between 7:00 am and 6:30 pm) bus
service. Provide additional trip credits for mixed-use development and mixed
income development located near transit. Reduce project required traffic
mitigations" .
Notwithstanding this policy, to provide the most conservative analysis LADOT did not
factor in trip reductions consistent with these policies when outlining the scope of this
project's traffic study.
Approval of the Zone Change also would promote good zoning practices by facilitating
the development of a project well-positioned to accommodate the needs of a growing
population in close proximity to transit lines and commercial corridors.
Based on the foregoing, the Zone Change promotes good zoning practices by unifying
disparate and inconsistent zoning classifications into a coherent zoning pattern and by
facilitating the development of a project that can maximize the ability of the residents and
employees to reduce vehicles miles traveled by applying zoning to the site that is
consistent with zoning of neighboring properties.
Specific Plan Exceptions
3.

That the strict application of the regulations of the specific plan to the subject
property would result in practical difficulties or unnecessary hardships inconsistent
with the general purpose and intent of the specific plan.
Strictly applying the Ventura-Cahuenga Boulevard Corridor Specific Plan's regulations
relating to Height Limit, Floor Area, Lot Coverage, and Front Yard Setback requirements to
this unique site creates practical difficulties for any development on this site. The site's
configuration, its existing zoning, its location proximate to its surrounding commercial and
residential uses and the Project's proposed use provide justification to deviate from
regulations that impose these practical difficulties.
The subject site is an irregular-shaped property having only 3 borders instead of the four
borders that frame most properties and development sites. The property is also isolated
from single-family residential zones, which typically abut commercial development along
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Ventura Boulevard. In contrast to most sites located in the Specific Plan, the subject site
is not abutting or located across a locally designated street or alley from single family
zoning. Rather, the site is separated from single family zoning by over 250 feet, including
the width of Sepulveda Boulevard and the 150-foot deep R3 zoned parcels fronting on the
east side of Sepulveda Boulevard. Sepulveda Boulevard, the eastern boundary, ranges
between 100 to 104 feet in width over the site's 651-foot frontage. Sepulveda Boulevard's
three travel lanes in each direction, curb parking on the east side and center turn lane
create a significant buffer from the project site to the uses to the east. Camarillo Street,
the site's southern border, is a locally designated street that extends only 382 feet to the
west from Sepulveda Boulevard before ending at the 405 Freeway. It provides access to
the corner motel, the Grand Apartments and the Sherman Oaks Galleria's 6-story parking
structure and its service road that accesses loading docks and ultimately Ventura .'
Boulevard.
A curving and elevated freeway interchange from the northbound 405
Freeway to the eastbound 101 Freeway creates an 873-foot long northwest property
boundary. The majority of this boundary is demarked by a 26-foot tall sound wall running
the majority of its length. While this infill development site gains an advantage by its
relative isolation from single family development, having an almost 3-story sound wall
running along one property line creates practical difficulties and an unnecessary hardship.
The split zoning, consisting of (Q)CR-1L, (Q)P-1L, R3-1L and R1-1L zones, prevents a
unified development. The subject site, therefore, is now mainly vacant and underutlized,
and has languished in that condition for years due its outdated land use restrictions. Two
of the four existing zoning designations, the R1 Zone (approximately 50% of the site) and
P1 Zone (approximately 20% of the site), are inconsistent with the Community Plan's
Regional Commercial land use designation.
In addition to creating consistency between
the General Plan and the site's zoning, the requested Zone Change would eliminate the
"Q" conditions applicable to the now-demolished commercial structure and its surface
parking. Although the current split-zoning configuration would be remedied by approval of
the Applicant's Zone Change request, the underlying split zoning nevertheless represents
a unique hardship in that the obsolete and inconsistent zoning has contributed to the
underutilization of the site today.
The site's adjacency to commercial uses is also an important consideration relative to the
requests. The site is in close proximity to 6.5 million square feet of commercial office
space. In addition to a number of the jobs provided within that space, there are hundreds
more jobs in the area's retail and service businesses.
The proposed Project is
appropriately locating housing density in a location which addresses Specific Plan traffic
considerations.
The first purpose of the Specific Plan is to "assure that an equilibrium is maintained
between the transportation infrastructure and the land use development."
The site's
proximity to a large employment node and quality transit creates an opportunity to further
the goal of this equilibrium. As outlined in the Housing Element there is a defined need for
housing to be provided throughout the City and in the Sherman Oaks area. If housing is not
built on this site, it will be built elsewhere in the community. There are few, if any, locations
able to achieve the trip reduction potential of the proposed site due to its proximity to jobs
and transit. This proximity is important because it is very likely the future residents of these
other sites would travel the same transportation corridors, but would not gain the value of
the trip reduction opportunities provided by compact development.
Transit adjacency is
another important site consideration because this key transit intersection is served by three
separate Rapid Bus lines providing high quality transit access to numerous regional job
centers including the Van Nuys Government
Center, Warner Center, Westwood
Village/UCLA and Universal City. These Rapid Bus lines also connect with the very
successful Orange bus line and Metro Rail Red transit line, further dramatically expanding
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transit mobility. Consequently, this proposed Project in this location is better situated to
promote the equilibrium between transportation infrastructure and land use development
contemplated by the Specific Plan.
Floor Area
Strict enforcement of the Specific Plan floor area ratio for the site makes impractical the
construction of a mixed-use development that maximizes the Specific Plan's equilibrium
desires and the F.ederal, State and City's desires of locating housing near jobs and transit.
The City's Housing Element highlights an "urgent need" to build housing in the City. It
anticipates that Sherman Oaks can accommodate approximately 4,300 units over the
course of the remaining seven-and-a-half years of the Housing Element period between .'
January 2007 and June 2014.
The subject site presents a unique opportunity to
accommodate a substantial amount of this housing demand allocation. The site's proximity
to jobs and transit makes it an ideal in-fill development site for a dense residential project.
The project site is located close to employment opportunities and transit options located
within ~ mile of the site. Due to the proximity to jobs and transit, this site offers an
opportunity for the City to reduce vehicle miles traveled and create the desired
transportation equilibrium. While other sites might be available and combine to provide the
same housing benefit, there are few locations that so substantially and completely further
the vision of reduced vehicle miles traveled. It is very likely the future residents of other
sites less proximate to jobs and transit would travel the same transportation corridors.
However, due to their distance from the employment node and the transit connections
along Ventura Boulevard, those sites would not provide the compact development known to
reduce vehicle miles traveled.
While the FAR allowed on the property would generate a substantial commercial (office or
retail) devel.opment, such a development would neither address the area's housing needs
nor the Specific Plan's equilibrium desire. Moreover, there is a market need for housing
and some limited neighborhood-serving commercial uses in the area, but the same cannot
be said for an office or large volume retail uses. The creation of large scale commercial
development at this site, as would be consistent with the Specific Plan, would generate
considerably more traffic trips than the proposed project. Additionally, a practical difficulty is
imposed on a residential proposal at this site by an FAR limitation that impacts the ability to
maximize housing created at this location.
There is a relationship between compact
development and trip reductions. Consequently, an increased FAR becomes appropriate if
it furthers the stated goal of transportation equilibrium via vehicle miles traveled and the
resulting trip reductions.
Strictly enforcing the floor area standards on a site that necessitates building a podium to
deter the practical difficulties associated with an adjacent 26-foot sound wall would impose
an unnecessary hardship by limiting the only viable use (multi-family residential) to a
density that is not supportable and a design that is not practical.
As demonstrated
elsewhere in these findings, a podium is necessary to raise the base of the multi-family
development above the curving and elevated freeway interchange and sound wall. This
sound wall reaches 26 feet in height from finished grade following the majority of the arc
along the freeway .interchange and along the northwest border of the subject property.
Building a podium is therefore necessary to overcome this unique site constraint.
Further, the strict adherence to the Specific Plan's floor area limitation of 1.5 to 1 is
inconsistent with the General Plan's land use designation of Regional Center and the
Community Plan's land use designation of Regional Commercial. Therefore, Denial of the
requested exception would result in practical difficulties and unnecessary hardship
inconsistent with the general purpose and intent of the Specific Plan.
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Height
The lengthy sound wall alongside the freeway interchange stands close to three stories tall
creating practical difficulties for a residential development on this site. This wall restricts
light and air along the site's longest boundary, negatively impacting the marketability of the
first two or three residential levels if the residential development was built at grade. In order
to compensate for practical problems created by this wall, the first level of residential needs
to be elevated at or above the sound wall level. Consequently, the Applicant is proposing a
podium design elevating the first residential level 26 feet above grade, equal to the height
of the sound wall, thereby generating marketable units with ample light, air and views.
Equally important to the need to locate the first residential level above the wall is the need
to create a project which is sensitive to nearby residential uses.
Two-thirds of the proposed Project is designed with building heights consistent with the 75foot height limit established by the Specific Plan. Within this 75-foot limit, six stories of
residential component can be provided on top of the podium.
However, the current
proposal includes a stair-stepping design which removes the top two levels fronting along
Sepulveda Boulevard in order to create a design sensitive to the surrounding community
and consistent with the surrounding built environment.
Building atop the necessary podium while limiting height to 75 feet and providing the stairstepping design compatible to the area would not result in a physically viable project. This
is a practical difficulty arising from a unique physical hardship on-site. However, where the
unique condition of one's property combined with an inability to use the property for the
purposes of its existing zoning caused by the prevailing uses of surrounding property
causes the financial hardship, an exception to the rule is perrnissibte. Fortunately, this
increased height can be accommodated on this atypical development site without creating
negative impacts.
The height increase does not violate the spirit of the Specific Plan, which primarily is
focused at limiting the impact of development on abutting single-family residential uses.
Given the site's unique location, the additional requested height does not result in any
shade/shadow
impacts or privacy concerns on surrounding
land uses, especially
neighboring single family residents, which are removed at a minimum of 250 feet away from
the project site. The site's distance from the single family zoned properties is one of the
unique site characteristics and one that makes it atypical in the Specific Plan area, where
most commercial developments are contiguous to single family residential properties. As
designed, the Project's stair-stepping
configuration
responds directly to its built
environment.
The Sepulveda Boulevard frontage is designed with a 4-story structure
consistent with the 4.5 levels associated with the Grand Apartments to the project's south.
The building's height steps up as it transitions toward the site's center and rear. As a result,
the increased heights are adjacent to the freeway interchange and the Sherman Oaks
Galleria's multi-story parking structure.
The proposed building heights are consistent with or lower than many of the existing
buildings in the area including the Galleria, its parking structure, the 16-story Comerica
Bank building, the approximately 20-story National City Bank building, 13-story CitiBank
Building as well as other structures found in the Regional Commercial area surrounding the
intersection of Sepulveda and Ventura Boulevards (Exhibit D: surrounding height graphic).
These nearby taller structures are consistent with the "Regional Center" land use
designation in the General Plan Framework, which defines "Regional Centers" as
characterized by 6- to 20-stories (or higher). As a result, the proposed project's height is
consistent with the General Plan Framework, the Community Plan and the built
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environment. As designed, the project's height would be located towards the center and
rear of the site, as far away as possible from the single-family homes located east of
Sepulveda Blvd.
Based on the foregoing,
strict application
of the Specific Plan's
height limit to the project would result in practical difficulties.
Lot Coverage
,
I

The proposed project is consistent with the spirit of the Specific Plan's goal to break up the
mass of a development by establishing a lot coverage limitation. By breaking the mass of a
project, an attractive and harmonious development is generated which is sensitive to its
surrounding uses. This is especially important for the typical development site along the
Ventura Boulevard Corridor which abuts or is very close to Rt-zoned properties
necessitating the need for a lot coverage limitation. The proposed project is atypical in that
the closest R 1 zoned properties are approximately 250 feet to the east and are separated
from the project site by the width of Sepulveda Boulevard and the R3 zoned properties
adjacent to the east side of Sepulveda Boulevard. While this project proposes lot coverage
3.5% greater than the 75% permitted, the podium design creates practical challenges
related to this constraint.
The project site's irregular shape is defined by a long sound wall which creates practical
challenges when developing the site with residential units.
In order to address this
development constraint, the Applicant is proposing the construction of a parking podium in
order to elevate the first level of residential above the sound wall. As a result, the podium
design limits the amount of ground level area which can be left completely open to the sky,
but the project achieves the massing modulation intent of the Specific Plan and provides a
significant amount of open space on its podium level.
By creating a smaller podium, and thus reducing the lot coverage, practical difficulties are
created for the project. A smaller podium could impact the design of the project in a variety
of ways. One impact of a smaller podium would be to reduce the open space areas located
on the podium which would reduce the large spacious open areas planned for the
development.
In addition, by raising the usable open space to the podium level, there is
greater light access and a reduced impact of traffic noise.
As planned, these courtyard
areas provide ample light and air for not only the open areas but also for the residential
units. A smaller podium would narrow the open space areas by moving the building
(fingers) closer together which in turn would increase the difficulty of protecting each
resident's privacy within their respective units. A final design response could be a reduction
in the number of units.
As proposed, the project mass is broken along its vertical and horizontal planes to such a
degree that it creates consistency with the spirit of the lot coverage limitation. The project's
Sepulveda Boulevard frontage is developed with a spacious, publicly accessible 13,000square foot Public Plaza that creates building setbacks ranging from 18 inches along the
neighborhood retail uses, to 10 feet in front of the proposed grocery store and up to 70 feet
at the Plaza's depth. This Plaza exceeds any publicly accessible open space within the
Specific Plan, including the approximately 9,000 square foot open space provided by the
Sherman Oaks Galleria. Vertically, the project provides a variety of building heights by
stair-stepping the building heights along various locations on the site. Further breaking up
the mass of the project is more than 60,000 square feet of open space gardens located on
top of the podium. Without consideration of the open space on the podium, the project
slightly exceeds the 75% prescribed by the Specific Plan. If this podium level open space
area, which significantly breaks up the mass of the building, could be included in the lot
coverage calculation, it would reduce down to approximately 60%. Even without those
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areas, the proposed Project is consistent with the Specific Plan's lot coverage intentions
and only slightly exceeds the defined limitation, As it stands, the requested maximum lot
coverage of 78.5% at grade is an otherwise minor increase of the lot coverage necessitated
by the project site's unusual circumstance. The site's configuration, its location proximate to
its surrounding uses and the Project's proposed use provides justification to deviate from a
regulation that in this case imposes an unnecessary hardship.
;'

Front Lot Line Setback
The Specific Plan imposes a maximum 10-foot front yard setback to create a pedestrian
friendly development, which places active and attractive uses along pedestrian corridors in
an attempt to foster greater pedestrian activity.
In certain areas of the Specific Plan, the
City has created Pedestrian Oriented areas, which utilize a set of design standards
facilitating pedestrian comfort. While the project site is immediately north of the Pedestrian
Oriented District near the Sherman Oaks Galleria, the proposed mixed-use project is a
natural extension of the area and proposes pedestrian friendly improvements.
The
Applicant is proposing a series of improvements to enhance the pedestrian realm, including
the creation of a large Public Plaza that will prove inviting to area residents and workers.
The Applicant agreed to submit to the Department of Public Works for their review and
approval a Pedestrian, Streetscape and Transit Enhancement Plan providing pedestrian,
streetscape and transit enhancements to promote consistency with the neighboring
Sherman Oaks Streetscape and Design Plan which fosters a high-quality pedestrian
environment along the Project's Sepulveda Boulevard frontage. The Plan may include such
features as street trees, planter boxes, street furniture, improvements to broken and uneven
sidewalks, sidewalk and intersection scoring, street lighting, bicycle racks, bus shelters, and
urban swales.
The inclusion of the above-referenced pedestrian amenities still allows the Project to
comply with the setback requirements along most of the Sepulveda Boulevard frontage.
However, it does prohibit a key feature of this enhanced pedestrian environment: the Public
Plaza. Strict compliance would not permit the expansive 13,OOO-square-foot open plaza.
The Public Plaza, which became larger as a result of community input during the public
outreach process. This amenity would provide a more pedestrian friendly project that
enhances the streetscape, consistent with the purpose and intent of the Specific Plan.

A

practical difficulty is created on the Project by the strict implementation of the Specific
Plan's 1a-foot maximum setback requirement. This becomes an unnecessary hardship in
that it does not allow the Project to provide an amenity which promotes pedestrian activity
envisioned in the area. As a result, the Applicant is requesting to exceed the 1a-foot front
yard setback by 59 feet for 137 lineal feet of the project's approximate 461-lineal foot
Sepulveda Boulevard frontage to accommodate portions of the approximately 13,000square foot Public Plaza, Which is approximately 69 feet deep and approximately 137 feet
wide. Strict application of the Specific Plan's front yard setback would prohibit the Applicant
from providing the desired Public Plaza, thereby eliminating this publicly accessible open
space amenity that serves to activate pedestrian activity as proposed by the Specific Plan.
Notably, Purpose H of the Specific Plan seeks to "promote an attractive pedestrian
environment which will encourage pedestrian activity and reduce traffic congestion." This
purpose would not be achieved by strict adherence to the front yard setback, as the result
would be the elimination of an attractive project feature that enhances pedestrian activity.
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That there are exceptional circumstances or conditions applicable to the subject
property involved or to the intended use or development of the subject property that
do not apply generally to the other property in the plan area.
Site Configuration and Location
The subject site is an irregular shaped property having only 3 borders instead of the four
borders that frame most properties and development sites. At approximately 196,673
square feet (4.5· acres) of pre-dedicated lot area, the site is larger than the vast majority of
the sites in the Regional Commercial land use designation of the Specific Plan. It is the
only such site that is adjacent to a nearly 3-story, 26-foot tall sound wall running along the
majority of its longest border, which negatively impacts the site's light and air circulation. /
Its northwestern boundary stretching from the southwestern portion of the project all the
way to the northeastern portion is a curved shape outlining the interchange connection
between the 405 and the 101 Freeways.
The arc boundary creates a site planning
constraint atypical of other properties in the Specific Plan area. Also, while the vast
majority of the property in the Specific Plan area is within 3S0 feet of Ventura Boulevard,
the focal point of the Specific Plan, the closest portion of this site is 1,330 feet from
Ventura Boulevard and it extends northward an additional SODfeet. In addition, in contrast
to most of the Specific Plan sites, the subject site is not abutting or located across a locally
designated street or alley from single family zoning. In this particular case the site is
separated from R1 zoned properties by over 250 feet including the width of Sepulveda
Boulevard and the 150-foot deep R3 zoned parcels fronting the east side of Sepulveda
Boulevard.
Existing Zoning
The split zoning, consisting of (Q)CR-1 L, (Q)P-1 L, R3-1 Land R1-1 L zones, has prevented
redevelopment of this site. The subject site is under-utilized and has remained vacant for
a number of years.
Two of the four existing zoning designations, the R1 Zone
(approximately SO% of the site) and P1 Zone (approximately 20% of the site) designations,
are inconsistent with the Community Plan's Regional Commercial land use designation.
R 1 zoned lots, approximately 3S in all, are very rare in the 17-mile long Specific Plan.
Forty five percent (or 1S) of the R1 zoned lots are located on the project site and these are
the only R1 zoned lots with a Regional Commercial land use designation in the Specific
Plan. In addition to creating consistency between the General Plan and the site's zoning,
the requested Zone Change would eliminate the "Q" conditions applicable to the nowdemolished commercial structure and its surface parking. Although the current splitzoning configuration will be remedied by approval of the Applicant's Zone Change request,
the underlying split zoning nevertheless represents an exceptional circumstance in that the
obsolete and inconsistent zoning has contributed to the underutilization of the site today.
Surrounding Built Environment
The site's adjacency to commercial uses, including numerous jobs, employment centers,
retail centers, and public transit options, also creates an exceptional circumstance relative
to the requests. The site is in close proximity to 6.S million square feet of commercial
office space. In addition to all of the jobs provided within that space, there are hundreds
more jobs in the area's retail and service businesses. Adjacency to mass transit options is
another important site consideration.
The project is within Y4 mile of the intersection of
Ventura and Sepulveda Boulevards where major bus routes are located. This key transit
intersection is served by three separate Rapid Bus lines providing high quality transit
access to regional jobs centers including the Van Nuys Government Center, Warner
Center, Westwood Village/UCLA and Universal City. These Rapid lines also connect with
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the very successful Orange bus line and Metro Rail Red transit line, further expanding
transit mobility.
The combination of the considerations
outlined above creates a special
circumstances that are not applicable to any other properties in the area.
5.

set

of

That an exception from the specific plan is necessary for the preservation and
enjoyment of a substantial property right or use generally possessed by other
property within the specific plan are in the same zone and vicinity but which,
because of special circumstances and practical difficulties or unnecessary
hardships, is denied to the property in question.

The special circumstances, practical difficulties, and unnecessary hardships applicable to
this site are set forth above. Therefore, exceptions from the Specific Plan are necessary
for the preservation and enjoyment of a substantial property right possessed by properties
within the Specific Plan area in the same zone and vicinity. The site is and has been
significantly underutilized for years in relationship to other uses in the area and the site's
land use designations. A fundamental property right enjoyed and generally possessed by
every other property in the area is to put property to practical use.
Practical use of this property is limited in many respects because the area is already
saturated with retail centers and office space. Additionally, an all commercial use would
generate far more vehicle trips than would the Project, even if proposed only at the 1.5 to1
FAR limit. When these factors are combined with the housing needs outlined in the City's
of Los Angeles Housing Element, it becomes clear a mixed-use project focused on
residential uses is most appropriate land use for the property.
Floor Area
Strictly enforcing the floor area standards on a site that necessitates building a podium to
escape the practical difficulties generated by a 26-foot sound wall would impose an
unnecessary hardship by limiting the most viable use (multi-family residential) to a density
that is not supportable and a design that is not practical. As previously discussed, multifamily residential development is the appropriate use on this site. A podium is necessary
to raise the base of any multi-family development above the curving and elevated freeway
interchange and sound wall. This sound wall reaches 26 feet in height from the property
site grade following the majority of the arc of the freeway interchange along the northwest
border of the subject property. Building a podium is therefore necessary to overcome the
practical difficulty generated by the sound wall. The Specific Plan floor area limitation of
1.5: 1 does not provide enough floor area to offset the construction cost of the podium
design, creating an unnecessary hardship on the site.
Height
The construction of the proposed project faces practical difficulties when creating a
marketable residential development.
As outlined previously, the extended elevated
freeway interchange and its high sound wall creates a hardship in that it restricts light and
air which are essential elements of a successful residential project.
In order to
compensate for practical problems created by this wall, the first level of residential needs
to be elevated at or above the sound wall level. In order to achieve this, the Applicant is
proposing a podium design to elevate the first residential level 26 feet up in the air above
the interchange and its sound wall. The project site's adjacency to a freeway interchange
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with a high sound wall barrier is a special circumstance not shared by other properties in
this vicinity, and as a result, an exception from the specific plan's height limit is necessary
for the preservation and enjoyment of a substantial property right or use generally
possessed by other property within the specific plan area in the same zone and vicinity.
The height increase is consistent with the spirit of the Specific Plan which strives to limit
the impact of development on abutting uses which are typically single family residential
uses. This site is uniquely located in its ability to accept increased heights without creating
any direct shade/shadow or privacy concerns on surrounding land uses, especially
neighboring single family residents, which are removed at a minimum of 250 feet away
from the project site. The site's distance from the single family zoned properties is one of
the unique site characteristics and one that makes it atypical in the Specific Plan area,
where most commercial developments
are contiguous to single family residential
properties. As designed the Project's stair-stepping configuration responds directly to its
built environment.
As a result, the increased heights are adjacent to the freeway
interchange and the Sherman Oaks Galleria's multi-story parking structure. The proposed
building heights are consistent with or lower than many of the existing buildings in the area
including the Galleria, its parking structure, the ts-story Comerica Bank building, the
approximately 20-story National City Bank building, i3-story CitiBank Building as well as
other structures found in the Regional Commercial area surrounding the intersection of
Sepulveda and Ventura Boulevards.
Therefore, due to the special circumstances and
practical difficulties generated by the 26-foot sound wall, a height increase is justified in
order avoid an unnecessary hardship and to maintain a substantial property right
possessed by other property within the Specific Plan area.
Lot Coverage
The proposed project is consistent with the spirit of the Specific Plan's desire to break up
the mass of a development by establishing a lot coverage limitation. By breaking the
mass of a project, an attractive and harmonious development is generated which is
sensitive to its surrounding uses. This is especially important as many development sites
along the Ventura Boulevard Corridor abut or are very close to R t-zoned properties that
necessitate the need for a lot coverage limitation. The proposed project is not proximate
to single family residences on R1 zoned properties, as the nearest R 1 zoned parcels are
approximately 250 feet to the east, buffered from the project site by the width of Sepulveda
Boulevard and the R3 zoned properties fronting on the east side of Sepulveda Boulevard.
While this project proposes lot coverage 3.5% larger than the 75% permitted, the podium
design creates practical challenges related to this constraint.
As previously discussed, the project site's irregular shaped border is defined by a long
sound wall and elevated freeway interchange which creates special circumstances and
practical challenges when developing the site with residential units. In order overcome the
hardship created by this development constraint, the Applicant is proposing the
construction of a parking podium elevating the first level of residential above the sound
wall. As a result, the podium design limits the amount of ground level area which can be
left completely open to the sky, but the project achieves the massing modulation intent of
the Specific Plan.
A smaller podium could impact the design of the project in a variety of ways, each of which
has negative implications. One impact of a smaller podium would be to reduce the open
space areas located on the podium which would negatively impact the large open areas
designed· for the project. In addition, by raising the usable open space to the podium level,
there is greater access to light which makes the linear courtyards more pleasant and
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usable. The elevated podium also reduces the impact of the traffic noise.
As planned
these courtyard areas provide ample light and air for not only the open areas but also for
the residential units. A smaller podium would narrow the open space areas by moving the
building (fingers) closer together which in turn would increase the difficulty of protecting
each resident's privacy within their respective unit. A final design response could be a
reduction in the number of units.
The project mass is broken along its vertical and horizontal planes to such a degree that it
creates consistency with the lot coverage limitation. The project's Sepulveda Boulevard
frontage is developed with a spacious, publicly accessible 13,OOO-square foot Public Plaza
that creates building setbacks ranging from 18 inches along the neighborhood retail uses,
10 feet in front of the proposed grocery store and up to 70 feet at the Plaza's depth . .'
Vertically, the project provides a variety of building heights by stepping the building heights
at various locations on the site. Further breaking up the mass of the project is the
extensive, more than 60,000 square feet of open space gardens located on top of the
podium. Without consideration of the open space on the podium, the project slightly
exceeds the 75% maximum lot coverage prescribed by the Specific Plan. If this open
space area, which effectively breaks up the mass of the building, could be included in the
lot coverage calculation, it would reduce down to approximately 60%. Even without those
areas, the proposed project is consistent with the Specific Plan's spirit in that the project's
massing is modulated and only exceeds the maximum lot coverage requirement by a
small, reasonable amount. Therefore, the site's configuration and adjacency to a freeway
interchange with a high sound wall create special circumstances and practical difficulties
such that an exception to the specific plan is necessary for the preservation and
enjoyment of a substantial property right or use generally possessed by other property
within the specific plan area in the same zone and vicinity.
Front Lot Line Setback
The Specific Plan imposes a maximum 1a-foot front yard setback in a desire to create a
pedestrian friendly development which places active and attractive uses along pedestrian
corridors in an attempt to foster greater pedestrian activity and lesser use of vehicles.
In
certain areas, the City has created Pedestrian Oriented areas which utilize a set of design
standards facilitating pedestrian comfort. While the project site is immediately north of the
Sherman Oaks Galleria and its Pedestrian Oriented area, the proposed mixed-use project
is a natural extension of the area and is proposing pedestrian friendly improvements. The
project is proposing a series of improvements to enhance the pedestrian realm, including
the creation of a large Public Plaza that will prove inviting to area residents and workers.
The Applicant agreed to submit to the Department of Public Works for their review and
approval a Pedestrian, Streetscape and Transit Enhancement Plan to provide pedestrian,
streets cape and transit enhancements to promote consistency with the neighboring
Sherman Oaks Streetscape and Design Plan which fosters a high-quality pedestrian
environment along the Project's Sepulveda Boulevard frontage. The Plan may include
such features as street trees, planter boxes, street furniture, improvements to broken and
uneven sidewalks, sidewalk and intersection scoring, street lighting, bicycle racks, bus
shelters, and urban swales.
The inclusion of the above-referenced pedestrian amenities still allows the Project to
comply with the setback requirements along most of the Sepulveda Boulevard frontage.
However, it does prohibit a key feature, requested by the community, of this enhanced
pedestrian environment
the Public Plaza.
Strict compliance would not permit the
expansive 13,OOO-square-foot open plaza. The Public Plaza, which became larger at the
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request of the community during the public outreach process, has been very well received
in the community and is an expected design feature. The amenity would provide a more
pedestrian friendly project that enhances the streetscape, consistent with the purpose and
intent of the Specific Plan.
An unnecessary hardship is created on the Project by the strict implementation of the
Specific Plan's 10-foot maximum setback requirement. This becomes a practical difficulty
in that it does not allow the Project to provide a publicly accessible Plaza which promotes
pedestrian activity in the area. The Approval of an increased setback to allow for the
Public Plaza is well supported in the community and consistent with the Specific Plan's
goal to activate and beautify the pedestrian environment. To facilitate a pedestrian friendly
environment, the Applicant is requesting to exceed the front yard setback by 59 feet for
137 lineal feet of the project's approximate 461-Hneal foot Sepulveda Boulevard frontage
to accommodate portions of the approximately 1.3,.OOO-squarefoot Public Plaza, which is
approximately 69 feet deep and approximately 137 feet wide. This proposed Public Plaza
will be a significant amenity feature for both residents and members of the local
community, and should enhance pedestrian activity along Sepulveda Boulevard.
Strict application of the Specific Plan's front yard setback would prohibit the Applicant from
providing the desired Public Plaza, thereby eliminating this publicly accessible open space
amenity that serves to activate pedestrian activity as proposed by the Specific Plan.
Notably, Purpose H of the Specific Plan seeks to "promote an attractive pedestrian
environment which will encourage pedestrian activity and reduce traffic congestion." This
purpose would not be achieved by strict adherence to the front yard setback, as the result
would be the elimination of an attractive project feature that enhances pedestrian activity.
The Approval of an increased setback to allow for the Public Plaza is well supported in the
community and is, in part, necessitated by special circumstances and practical difficulties
created by the elevated freeway interchange. In order to successfully develop this site the
project requires Exceptions from the Specific Plan, Which are necessary for the
preservation and enjoyment of a substantial property right or use generally possessed by
other property Within the specific plan area in the same zone and vicinity. In exchange for
these exceptions, the Applicant has proposed certain conditions including a community
gathering point created by the proposed Public Plaza, which will serve as a beneficial
amenity for neighborhood residents and should enhance pedestrian activity along
Sepulveda Boulevard
As outlined above, there are special circumstances and practical difficulties created by the
freeway interchange and sound wall which are not applicable to other properties in the
area which justify these requests.
6.

That the granting of an exception will not be detrimental to the public welfare or
injurious to the property or improvements adjacent to or in the vicinity of the
subject property.
Granting the requested exceptions wi.11not be detrimental to the public wel.fare or injurious
to the property or improvements in the area. The proposed development, a mixed-use
project focusing most of its floor area towards residential floor area, would enhance the
site, while generating fewer trips than many of the permitted alternatives and move the
City closer toward the Policy goals of reducing vehicle miles traveled. Granting the
requested exceptions will allow for a cohesive, architecturally attractive, mixed-use project
proximate to public transit, job centers, entertainment, and retail uses.
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The proposed Project would not only clean up a less than attractive site, which has been
underutilized
due to its disjointed zoning pattern, it will also provide aesthetic
enhancement to the area. It is proposing a 13,OOO-square foot Public Plaza, streetscape
improvements within the public riqht-of-way promoting pedestrian activity and beautifying a
neglected island of public right-of-way.
The Public Plaza would contain extensive
landscape and hardscape improvements creating a community gathering point in front of
the Project, easily accessible to pedestrians along Sepulveda Boulevard. In conjunction
with this Plaza the Applicant is proposing improvements to the public right-of-way fronting
the project consistent with the Sherman Oaks Streetscape and Design plan. Even though
the Sherman Oaks pedestrian area stops short of this property, the Applicant desires to
promote pedestrian activity along Sepulveda Boulevard to Ventura Boulevard. If permitted
by the Bureau of Engineering, the intent will be to create a seamless design from curb to
building. The design will include paving, landscaping and street furniture consistent with
the plans for Pedestrian Oriented areas in the Specific Plan. Additionally, the Applicant
will work with the Department of Public Works to improve and maintain a neglected island
of public right-of-way bound by Camarillo Street, North Sepulveda Boulevard, Sepulveda
Boulevard and Moorpark Street with a consistent landscape theme. This project is also
proposing articulations to its massing with vertical and horizontal variations to promote
consistency with its surrounding environment.
The Sepulveda Boulevard frontage is
designed with a 4-story structure consistent with the 4.5 levels associated with the Grand
Apartments to the project's south. Vertical variations are created as the building steps up
towards the site's center and rear.
Podium level landscaping will be visible from
Sepulveda Boulevard, thereby providing additional relief and texture to the design.
Horizontal articulation of the project is provided by the inclusion of the Public Plaza which
pushes a large portion of the building's Sepulveda
Boulevard Street frontage
approximately 70 feet from the property line. An of these improvements combine to
promote the public welfare and enhance the aesthetic of the area.
The surrounding area already experiences heavy peak period traffic. Consequently, any
proposed project at this site must respond to this existing traffic conditions and a mixeduse project is the most appropriate type of development to address this concern with traffic
congestion.
The proposed project would generate less than half the daily trips that would be generated
by a big box retail development on the site, developed in compliance with the Specific
Plan's floor area ratio and height requirements. Even a mixed-use project, consistent with
the Specific Plan's mixed-use definition and consisting of a floor area equal to 1.5:1, would
generate approximately 1,000 more trips than the proposed project, while providing
approximately half of the residential unit density.
The proposed mixed-use project not only creates fewer trips than many alternatives, it
would locate density near a large employment node allowing residents the opportunity to
live closer to their work. At a minimum, the proximity could allow a reduction in vehicle
miles traveled as their commuting miles are reduced, but it could also allow residents to
use transportation alternatives including walking, biking and public transportation.
The
site's proximity, less than a % mile, to the transportation corridor of Ventura Boulevard
would allow residents to relatively easily Walk to this employment center or to the three
Rapid bus stops which provide mobility to a variety of other job centers.
The Project is proposing an extensive Transportation Demand Management ("TOM") plan
than will encourage residents and retail employees to utilize alternative transportation
modes to the single occupancy motor vehicle. In concert with this effort, the Applicant is
proposing that a portion of its Project Impact Assessment Fee be used to create an area
wide Transportation Management Organization/Association
("TMO"). The TMO has the
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ability to incorporate a larger number of area businesses and their employees into a TOM
program focused on reducing some of the existing trips in the area,
The implementation of a Transportation Demand Management plan, along with the
project's proximity to many transit options, would result in a project that will not be
detrimental to the public welfare or injurious to the property or improvements adjacent to or
in the vicinity of the subject property,
/
Floor Area
The approval of a floor area ratio increase for the site will not be harmful to the public
welfare or injurious to the properties in the area because the construction of a mixed-use
development promotes both the Specific Plan's transportation equilibrium goals and the
Federal, State and City's goals of locating housing near jobs and transit. As outlined by
the City's Housing Element there is an "urgent need" for housing and it anticipates that
Sherman Oaks can accommodate approximately 4,300 units over the course of its
January 2007 to June 2014 timefrarne, The subject site presents a unique opportunity to
accommodate a substantial amount of this housing demand allocation while creating
consistency with current Planning policies without injury to the surrounding properties,
The site's proximity to jobs and transit makes it an ideal in-fill development site for a dense
residential project Locating a substantial amount of residential units close to thousands of
jobs and public transit opportunities offers a potential to reduce vehicle miles traveled in
the area, The proposed Project is intended to address both the Housing Element and
Specific Plan goals and purposes, as well as make economic use of the property, through
a mix of residential and community-serving commercial uses, While the FAR allowed on
the property would generate a substantial commercial (office or retail) development, such
a development would not address the housing needs or the Specific Plan's desire for
equlllbrium between the transportation infrastructure and land use development in the
Ventura Boulevard Corridor. Moreover, there is a market need for housing and some
limited neighborhood-serving commercial uses in the area, but the same cannot be said
for a floor area compliant office or large volume retail use. Consequently, increasing the
residential floor area of a project located near jobs and transit promotes the public welfare
because it addresses an urgent housing need and furthers the stated goal of
transportation equ.ilibrium via the reduced vehicle miles traveled,
Height
Due to the site's location and the design of the project, the granting of a height exception
will not be harmful to the public welfare of injurious to the property or improvements in the
area. The height increase is consistent with the spirit of the Specific Plan which strives to
limit the impact of development on abutting uses which are typically single-family
residential uses. The proposed design also moves the mass of the majority of the height
increase to the center and rear of the project.
This site is uniquely located in its ability to accept increased heights without creating any
direct shade/shadow or privacy concerns on surrounding land uses, especially neighboring
single family residents. As designed, the proposed height of the building would be located
toward the center and rear of the site, as far away as possible from the single-family
homes located east of Sepulveda Boulevard. Sepulveda Boulevard, developed at a 104foot right-of-way, creates a larger buffer between the first residential uses, located in an
R3 Zone, and another 150 feet further away still from the first single family zoned
properties. The mixed-use project is designed to achieve a h.igh level of quality and to be
compatible with the existing uses of the surrounding built environment
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As designed, the Project's stair-stepping configuration responds directly to its built
environment.
The Sepulveda Boulevard frontage is designed with a 4-story structure
consistent with the 4.5 levels associated with the Grand Apartments to the project's south.
The building's height steps up as it transitions toward the site's center and rear. As a
result, the increased heights are adjacent to the freeway interchange and the Sherman
Oaks Galleria's multi-story parking structure, where any potential impacts of the increased
height would not be detrimental to the public welfare or injurious to the property or
improvements adjacent to the subject property.
The proposed building heights are
consistent with 'or lower than many of the existing buildings in the area including the
Galleria, its parking structure, the 16-story Comerica Bank building, the approximately 20story National City Bank building, 13-story CitiBank Building as well as other structures
found in the Regional Commercial area surrounding the intersection Sepulveda and .
Ventura Boulevards.
These nearby taller structures are consistent with the "Regional
Center" land use designation in the General Plan Framework, which defines "Regional
Center" as characterized by 6- to 20-stories (or higher). As a result, the proposed project's
height is consistent with the General Plan Framework, the Community Plan and the buill
environment

I

In order to compensate for practical problems created by the CalTrans soundwall, the first
level of residential needs to be elevated at or above the sound wall level. In order to
achieve this, the Applicant is proposing a podium design to elevate the first residential
level 26 feet up in the air above the freeway interchange and its sound wall. The project
site's adjacency to a freeway interchange with a high sound wall barrier is a special
circumstance and as a result an exception from the specific plan's height limit can be
provided without injuring the surrounding property or being detrimental to the public
welfare.
Lot Coverage
The granting of this lot coverage exception will not harm the public welfare or be injurious
to the surrounding community due to its compatibility with the spirit of the Specific Plan's
desire to break up the mass of a development. By breaking up the mass of a project, an
attractive and harmonious development is generated which is sensitive to its surrounding
uses. The typical development site along the Ventura Boulevard Corridor abuts or is very
close to R1-zoned properties, thereby necessitating the need to impose a lot coverage
limitation. The proposed project is not proximate to single family residences on R1 zoned
properties; as highlighted previously the nearest R1 zoned parcels are approximately 250
feet to the east, buffered from the project site by the width of Sepulveda Boulevard and the
R3 zoned properties fronting on the east side of Sepulveda Boulevard. The proposed
project is surrounded by land uses which will not be impacted by the 3..5% increase in lot
area coverage.
The vast majority of this triangular shaped site is surrounded by two
freeways, the Sherman Oaks Galleria's multi-story parking structure as well as Sepulveda
Boulevard.
While this project proposes lot coverage 3.5% larger than the 75% permitted, it is because
of the podium design that strict compliance cannot be achieved. However, the project
mass is broken along its vertical and horizontal planes to such a degree that it creates
consistency with the spirit of the regulation. The project's Sepulveda Boulevard frontage is
developed with a spacious 13;000-square foot Public Plaza that creates building setbacks
ranging from 18 inches along the neighborhood retail uses, 10 feet in front of the proposed
grocery store and up to 70 feet at the Plaza's depth. Further breaking up the mass of the
project is more than 60,000 square feet of open space gardens located on top of the
podium. Without consideration of the open space on the podium, the project slightly
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exceeds the 75% maximum lot coverage prescribed by the Specific Plan. The proposed
project is consistent with the Specific Plan's spirit in that the project's massing is
modulated and only exceeds the maximum lot coverage requirement by a small margin.
Therefore, the site's configuration and adjacency to a freeway interchange with a high
sound wall creates a circumstance requiring a podium design which limits the Applicant's
ability to be 100% consistent with the regulation. However, the project location and its
design ensure that the public welfare is protected and that surrounding properties are not
injured.

/

Front Lot line Setback
A Specific Plan exception from the maximum 10-foot front yard setback facilitates the
creation of a pedestrian friendly development that promotes the public welfare and would .
not be injurious to the surrounding community.
In certain areas, the City has created
Pedestrian Oriented areas which utilize a set of design standards facilitating pedestrian
comfort. While the project site is immediately north of the Sherman Oaks Galleria and its
Pedestrian Oriented area, the proposed mixed-use project is a natural extension of the
area and proposes pedestrian friendly improvements consistent with that Sherman Oaks
Streetscape and Design Plan. The Applicant is proposing a series of improvements to
enhance the pedestrian realm, including the creation of a large Public Plaza that will prove
inviting to area residents and workers.

I

The Applicant agreed to submit to the Department of Public Works for their review and
approval a Pedestrian, Streetscape and Transit Enhancement Plan to provide pedestrian,
streetscape and transit enhancements to promote consistency with the Sherman Oaks
Streetscape and Design Plan which fosters a high-quality pedestrian environment along
the Project's Sepulveda Boulevard frontage .. The Plan may include such features as street
trees, planter boxes, street furniture, improvements to broken and uneven sidewalks,
sidewalk and intersection scoring, street lighting, bicycle racks, bus shelters, and urban
swales.
The inclusion of the above-referenced pedestrian amenities allows the Project to comply
with the setback requirements along most of the Sepulveda Boulevard frontage. However,
it does prohibit a key feature, requested by the community, of this enhanced pedestrian
environment: the Public Plaza. Strict compliance would not permit the expansive 13,000square-foot open plaza. The Public Plaza, which became larger as part of the public
outreach process, is an expected design feature. The amenity would provide a more
pedestrian friendly project that enhances the streetscape, consistent with the purpose and
intent of the Specific Plan. To facilitate a pedestrian friendly environment, the Applicant is
requesting to exceed the front yard setback by 59 feet for 137 lineal feet of the project's
approximate 461-lineal foot Sepulveda Boulevard frontage to accommodate portions of the
approximately 13,000-square foot Public Plaza, which is approximately 69 feet deep and
approximately 137 feet wide. This proposed Public Plaza will be a s.ignificant amenity
feature for both residents and members of the local community.
Strict application of the Specific Plan's front yard setback would prohibit the Applicant from
providing the desired Public Plaza, thereby eliminating this publicly accessible open space
amenity that serves to activate pedestrian activity as proposed by the Specific Plan.
Notably, Purpose H of the Specific Plan seeks to "promote an attractive pedestrian
environment which will encourage pedestrian activity and reduce traffic congestion." This
purpose would not be achieved by strict adherence to the front yard setback, as the result
would be the elimination of an attractive project feature that enhances pedestrian activity.
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This requested exception for the front yard setback permits an amenity that fosters the
public welfare because it promotes pedestrian activity and consequently, cannot be
construed to be injurious to the property or improvements adjacent to or in the vicinity of
the subject property.
7.

That the granting of an exception will be consistent with the principles, intent and
goals of the specific plan and any applicable element of the general plan.
;'

The granting of the exceptions will be consistent with the principles, intent and goals of the
Ventura-Gahuenga Boulevard Corridor Specific Plan, the General Plan Framework, the
Sherman Oaks-Studio City-Toluca Lake-Cahuenga Pass Community Plan, and applicable
elements of the General Plan. The requested exceptions will result in a more aesthetic
design and in a development appropriate for the immediate area. The Applicant is .
committed to creating a dynamic and visually appealing development that improves the
conditions of the site and improves the character of the surrounding area.

I

Specific Plan
The Specific Plan designates the site with a "Regional Commercial" land use designation
which is defined in the plan as:
"A land use designation in the Community Plan which is a focal point of regional
commerce, identity and activity and containing a diversity of uses, such as
corporate
and professional
offices, residential,
retail commercial
malls,
government buildings, major health facilities, major entertainment and cultural
facilities and supporting services."
Purpose Statement A of the Specific Plan, which provides: "To assure that an equilibrium
is maintained between the transportation infrastructure and land use development in the
Corridor ... ,"
This statement creates a challenge for any development of this lnfill site due to its
proximity to a heavily traveled intersection of Ventura Boulevard and Sepulveda
Boulevard. This intersection is heavily traveled not only because it is surrounded by a
large employment node' containing approximately 6.5 million square feet of commercial
office spaces, numerous retail, entertainment and services jobs in the area, but also
because it is choke point between the San Fernando Valley's low density residential
communities and the job-rich Westside of Los Angeles and its surrounding Cities.
If one is to develop a use which is consistent with the Specific Plan's vision for the land
use category, is financially feasible and helps achieve equil.ibrium between transportation
and land uses in the area, a high density mixed-use project appears to be the best use for
the site. This is because the proposed mixed-use residential development generates
significantly fewer trips than even a Specific Plan compliant mixed-use project much less a
commercial use built to the 1.5: 1 FAR standard.
Additionally, the proximity of the
employment node and the three Rapid Bus lines creates transit opportunities for residents.
As outlined in other sections provided herein, the proposed use is consistent with the
vision for the area, generates fewer trips than other permitted uses, has the ability to
reduce some trips already coming into the area, and addresses housing needs.
Purpose Statement 0: To assure a balance of commercial land uses in the Specific Plan
area thqt will address the needs of the surrounding communities and greater regional
area.
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As evidenced in prior Findings, the area is developed with various commercial uses
including 6.5 million square feet of commercial office space and numerous retail
establishments along Ventura Boulevard. Based on the volume of empty storefronts and
shuttered businesses and on market studies discussed in applicant's filing, the commercial
(retail and office) rental markets are struggling. Apparently, there is not enough business
in the area to maintain typical occupancy rates within many of these establishments. Even
if there were sufficient demand to fill the existing uses, locating substantially more
commercial uses on the project site would not advance Purpose statement D. The
Community has .expressed that it already feels overburdened by traffic in part because
there is such a large commercial node in the area that is a regional draw and because the
area is a conduit from the low density residential development of the San Fernando Valley
to the job-rich Westside of Los Angeles.
Consequently, meeting the area's housing
demand and providing more local consumers to patronize local businesses through a site
that can provide the best opportunities to reduce vehicle trips through transit and walking
and also providing neighborhood-serving
uses on-site
helps to capture the balance
sought by this Specific Plan purpose. In particular, the Project's new residents would lead
to an increased demand for the commercial services in the area, and the Project would not
exacerbate the over-saturation of the commercial market.
Purpose Statement G: To enhance the plan area landscaping by providing guidelines and
a process for a coordinated landscaping program of public and private property for the
Specific Plan's communities.
The Project would provide approximately 93,500 square feet (or 2.15 acres) of public and
private open space, which exceeds its requirement by approximately 48,000 square feet
(or 1.1 acre). This open space includes an approximately 13,000 square foot public plaza
and other pedestrian-oriented
improvements planned for the Sepulveda Boulevard
frontage, providing an inviting community gathering point with direct access into the
project's commercial uses.
While not technically applicable to the site, the Project would use the Sherman Oaks
Streetscape and Design Plan as a baseline to design the publicly accessible space of the
project. The project has also agreed to landscape and maintain, with the approval of the
Department of Public Works, an neglected island of public right-of-way paralleling
Sepulveda Boulevard from Camarillo south to Moorpark. The combination of the two
areas would create a uniformed entry into Sherman Oaks from the north.
Additionally, the Project would provide approximately 61,500 square feet (1.5 acres) of
common open space, in addition to the Public Plaza, on the project's podium level. The
buildings rising from the podium are arranged around a central park with three fingershaped open spaces connecting the central park to Sepulveda Boulevard and Camarillo
Street. As requested by the Community, the landscaping within these fingers would be
visible from Sepulveda Boulevard and in some cases cascade over the podium edge.
The proposed project includes an enhanced landscaped plan, on-site and off-site, which is
based on the City's Sherman Oaks Streets cape and Design Plan.
Purpose Statement H: To promote an attractive pedestrian
encourage pedestrian activity and reduce traffic congestion.

environment

which will

While the project is just outside a Pedestrian Oriented District, it is being designed with
many of the design features envisioned for such a district. The Applicant agreed to submit
to the Department of Public Works for their review and approval a Pedestrian, Streetscape
and Transit Enhancement
Plan to provide pedestrian,
streetscape
and transit

;'
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enhancements to promote consistency with the neighboring Sherman Oaks Streetscape
and Design Plan, with the objective of fostering a high-quality pedestrian environment
along the Project's Sepulveda Boulevard frontage. The Plan may include such features as
street trees, planter boxes, street furniture, improvements to broken and uneven
sidewalks, sidewalk and intersection scoring, street lighting, bicycle racks, bus shelters,
and urban swales.
/

The Project is within walking distance of three MTA .Rapid Bus lines, providing express
service to numerous job centers and a variety of local bus lines that can also be accessed
at the intersection of Sepulveda and Ventura Boulevards.
The Project is consistent with the principles, intent and goals of the Specific Plan.
However, to be consistent with the site's governing Plans, the Applicant requests approval
for the discretionary requests, including Exceptions, discussed in this application.
General Plan Framework
The General Plan's .Regional Center designation, applicable to this site, is applied to
"higher-density places whose physical form is substantially differentiated from the lowerdensity neighborhoods of the City." Generally, .Regional Center designations will offer
floor area ratios ranging up to 6:1 and are characterized by six- to twenty-story (or higher)
buildings as determined in the community plan. While not as intense as the City's vision
for the land use designation, the .1.1 Villaggio Toscano project's residential intensity provides
realistic opportunities to reduce vehicle miles traveled in the City. This project locates
housing density near a significant number of jobs as well as entertainment and retail uses.
Additionally, the Project's neighborhood-serving retail uses create a new amenity within
walking distance of existing area residents and employees.
According to the General
Plan, Regional Centers typically provide a significant number of jobs and many non-work
destinations that generate and attract a high number of vehicular trips. Additionally,
Regional Centers are usually major transportation hubs. Consequently, each center is
intended to provide extensive transit opportunities and transportation alternatives.
The
project site is located within :!4 mile of a major jobs center well-served by public transit.
The proposed mixed-use project, with higher density residential units, is compatible with
the General Plan's land use designation of Regional Center, Which seeks to locate more
intense housing in proximity to jobs and public transit.
Community Plan
The Community Plan designates the site as Regional Commercial.
As defined in the
Specific Plan, the "Regional Commercial" land use designation in the Community Plan is a
focal point of regional commerce, identity and activity and containing a diversity of uses,
such as corporate and professional offices, residential, retail commercial malls,
government buildings, major health facilities, major entertainment and cultural facilities,
and supporting services. The Community Plan highlights the area as "mixture of diverse
office uses, retail and service activities. This density of jobs creates a perfect opportunity
to reduce vehicle miles traveled by locating residential units within walking distance of an
employment center.
The Community Plan identifies several issues and opportunities for residential uses in the
Sherman Oaks area. In order to address those issues and opportunities, the Community
Plan includes the following Policies:

.I
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1-2.1 Locate higher residential densities near commercial centers, rait transit stations and
major bus routes where public services facilities, utilities and topography
will
accommodate this development.
From a residential perspective, the proposed project would locate housing in a manner
which reduces vehicular trips and makes it accessible to services and facilities and with
access to transit. The project site is located proximate to 6.5 million square feet of
commercial office space and numerous retail and entertainment uses consistent with the
area's Regional Center/Commercial land use designations. These uses provide numerous
opportunities for residents to walk to work, as well as to easily access shopping and
recreational opportunities.
For those individuals that cannot walk to work, the site offers
numerous transit opportunities within easy walking distances. This site is' located along
Sepulveda Boulevard (a Major Highway) which is serviced by three MTA Rapid Bus at its
intersection with Ventura Boulevard providing transit mobility to numerous regional job
centers.
1-2.2 Encourage multiple residential development in commercial zones.
While only a portion of this site is currently zoned commercial, the entire site is designated
for Regional Commercial land uses by the General Plan Framework (Regional Center) and
the Community Plan/Specific Plan (Regional Commercial), both of which envision intense
commercial development while permitting residential uses as part of mixed-use
developments.
In an effort to reduce trips in the area, the project locates a Significant
amount of density within walking distances of these commercial uses along Ventura
Boulevard and provides transit opportunities to various other commercial centers including
Warner Center, Universal Studios, the Van Nuys Municipal center, Westwood
Village/UCLA and downtown Los Angeles.
1-4.2 Promote housing in mixed use projects in pedestrian
oriented districts.
2-3.2 New development
activity

needs to add to and enhance

otiented

areas and transit

the existing pedestrian

street

While the project is just outside a Pedestrian Oriented District, it is being designed with
many of the design features envisioned for such a district. As part of the community
outreach effort, the Applicant agreed to submit to the Department of Public Works for their
review and approval a Pedestrian, Streetscape and Transit Enhancement Plan to provide
pedestrian, streetscape and transit enhancements to promote consistency with the
neighboring Sherman Oaks Streetscape and Design Plan, with the objective of fostering a
high-quality pedestrian environment along the Project's Sepulveda Boulevard frontage.
The Plan may include such features as street trees, planter boxes, street furniture,
improvements to broken and uneven sidewalks, sidewalk and intersection scorinq, street
lighting, bicycle racks, bus shelters, and urban swales.
The Project's proximity to the intersection of Ventura and Sepulveda Boulevards would
encourage pedestrian activity from the Project's res.idents, as they will likely walk to the
various commercial and retail uses in the vicinity, as well as to employment opportunities.
As mentioned above the project site is within walking distance of three metro Rapid Buses
providing express service to numerous job centers and a variety of local bus lines that can
also be accessed at the intersection of Sepulveda and Ventura Boulevards.

/
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2-3.5 Require that mixed use projects and development in pedestrian oriented districts be
designed and developed to achieve a high level of quality, distinctive character, and
compatibility with existing uses.
The project provides significant vertical and horizontal articulation and a large 13,000square foot Public Plaza, which creates a distinctive design unparalleled when compared
to development in the area. The building's massing steps up as it moves away from the
Sepulveda Boulevard frontage, creating consistency with the existing built environment
and pushing the project's building height as far from the closest single family
neighborhood as practical. The Project's Sepulveda Boulevard frontage is designed with a
4-story structure consistent with the 4.5 levels associated with the Grand Apartments
located to the site's south. The building's height steps back as it transitions toward the
site's center and rear adjacent to the 405 Freeway and the Sherman Oaks Galleria's multistory parking structure. The proposed height is needed to elevate the first two or three
residential levels above the 26-foot tall Caltrans wall, thereby allowing light and air, as well
as unobstructed views of the Santa Monica Mountains and the Sepulveda Basin. The
proposed building heights are consistent with or lower than many of the existing buildings
in the area, including the Galleria and its parking structure, the 16-story Comerica Bank
building, the approximately 20-story National City Bank building, 13~story CitiBank Building
as well as other structures found in the Regional Commercial area surrounding the
intersection of Sepulveda and Ventura Boulevards (Exhibit 0: surrounding height graphic).
These nearby taller structures are consistent with the "Regional Center" land use
designation in the General Plan Framework, which defines "Regional Center" as
characterized by 6~ to 20-stories (or higher). As a result, the proposed project's height is
generally consistent with the General Plan Framework, the Community Plan and the built
environment.
As designed, the higher portions of the project would be located to the
center and rear of the site, as far away as possible from the single family homes located
east of Sepulveda Blvd. Sepulveda Boulevard, developed at a 104-foot right-of-way,
creates a larger buffer between the first residential uses, located in an R3 Zone, and
another 150 feet further away still from the first single family zoned properties. The mixeduse project is designed to be compatible with the existing uses of the surrounding built
environment.
The mixed-use project is consistent with the development in the area in that it creates a
transition from high intensity commercial to the lower density residential found east of
Sepulveda Boulevard. More importantly, greater housing opportunities would be provided
for area workers, while area residents and workers would have easy walking access to
neighborhood-serving retail uses including a grocery store. The Project complies with the
Policy's stated requirement that a mixed-use project be designed and developed to
achieve a high level of quality, distinctive character, and compatibility with existing uses.
2-3.6 Require that the first floor street frontage of structures, including mixed use projects
and parking structures located in pedestrian oriented districts, incorporate commercial
uses.
As illustrated in the project drawings, the ground level fronting along Sepulveda Boulevard
is dedicated to neighborhood-serving
commercial uses in addition to its enhanced
pedestrian streetscape and large Public Plaza. All of these elements combine to promote
pedestrian activity in the area, and the commercial uses would benefit the surrounding
community. The Project complies with the Policy's stated requirement that the first floor
street frontage of the building incorporates commercial uses.

/
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2-3.7 Promote mixed use projects in proximity to transit stations, along transit corridors,
and in appropriate commercial areas.
The proposed project is a mixed-use project located within walking distance of three Rapid
Bus stops, as discussed in detail in the 'Transit Options" section above.
2-4.4 Landscaped corridors should be created and enhanced through the planting of street
trees along segments with no building setbacks and through median plantings.
In addition to the enhanced streetscape discussed above, the Applicant has agreed to
install and maintain, with the approval of the Department of Public Works, landscaping
within public riqht-of-way island surrounded by Sepulveda Boulevard, North Sepulveda
Boulevard, Moorpark Street and Camarillo Street consistent with the landscaping along
the Project's Sepulveda Boulevard frontage.
5-1.3 Require development in major opportunity sites to provide public open space.
The project is proposing to construct a publicly accessible 13,000-square foot Public Plaza
along its Sepulveda Boulevard frontage.
The Plaza would be designed as a passive
gathering place for the community that includes ample landscaping and intimate seating
areas. The size of this Plaza is significantly larger than any other public space on private
property in the area.
The Urban Design Element of the Community Plan requires that residential projects with
five or more units be designed around a landscaped focal point or courtyard to serve as an
amenity for residents.
The proposed project includes a large Public Plaza along its
Sepulveda Boulevard frontage, as well as several interior gardens, a park, and a bocce
court situated within the center of the development. The six residential buildings are built
around the periphery of this landscaped courtyard setting.
Although there would be approximately 78.5 percent lot coverage on the ground floor of
the project site there would be approximately 61,500 square feet, or 1.5 acres, of both
active and passive open space opportunities for residents atop the residential podium.
The open space would include, but not be limited to, a variety of landscaped areas, a
central park, smaller landscaped corridors, a bocce court, a swimming pool, and
meandering pathways between buildings. Private space also would be provided as every
unit would have its own balcony. These open space areas are dedicated to the enjoyment
of the residents of the project and do not take into consideration the Public Plaza provided
along Sepulveda Boulevard.
The Project complies with the Policy's stated requirement that development in major
opportunity sites (which includes the project site) provides public open space. As outlined
above, the proposed Project is consistent with the Community Plan.
Housing Element
The proposed Project is consistent with the goals and the policies of the City's Housing
Element (2006-2014).
It would permit the construction of a dense mixed-use project
proximate to a significant employment center which is weU-served by transit lines. The
Housing Element contemplates high density mixed-use projects located in the high
intensity commercial areas as a solution to the City's apparent housing shortage. The
Project is located on a site separated from the closest single family area by 250 feet and
provides opportunities to reduce vehicle trips.

/
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The Housing Element states the City is facing an "unprecedented housing crisis" and
indicates that over 14,000 residential units need to be built to address its Regional
Housing Needs Assessment ("RHNA") numbers for the Study period of 2006-2014. The
Housing Element estimates that the Sherman Oaks area has the capacity to
accommodate approximately 4,300 of these required units without consideration of this
deveJopment site. An approval of the Exceptions would permit the construction of the
proposed residential units in an area contempJated by the City. Evidence of this intent is
provided in the General Plan's "strategy to meet this challenge, by directing growth to
transit-rich and job-rich centers and supporting the growth with smart, sustainable infill
development and infrastructure investments." The project site is located proximate to an
employment center, which is weH-served by public transit.

/
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The approval of the Exceptions would also permit the development
demonstrates consistency with the following Policies:

of a project which

Policy 1.1.4: Expand location options for residential development, particularly in
designated Centers, Transit Oriented Districts and along Mixed-Use Boulevards, and
Policy 2.2.6: To accommodate projected growth to 2014 in a sustainable way, encourage
housing in centers and near transit, in accordance with the General Plan Framework
Element, as reflected in Map ES.1
Approximately 6.5 million square feet of commercial floor area is located in the area of the
project site ..The site is designated for Regional Commercia! 'land uses, which establishes
that this site, is appropriate for dense residential development.
Residents of this
proposed project would have the opportunity to access area jobs, thereby providing
potential reduction in the use of vehicles, as they would have options of walking, biking or
utilizing the area's numerous public transit opportunities. The intersection of SepuJveda
and Ventura Boulevards is well served by numerous transit lines including three separate
Rapid Bus lines providing regional connectivity.
Policy 1.2.3: Rehabilitate and/or rep/ace substandard housing with housing that is decent,
safe, healthy, sanitary and affordable and of appropriate size to meet the City's current
and future household needs.
Prior to its demolition, the site was developed with low density older housing units, many
of which were in a diminished state. The approval of the Exceptions would allow for the
construction of a unified development providing modern safe units with a variety of sizes,
thereby providing a wide range of housing options that helps to fulfil.! the City's current and
future housing needs,
Policy 2.1.2: Establish development

standards

that enhance health outcomes.

Over the past few years the City Planning Commission has taken an increased interest in
the relationship of populations living near freeways and health risks. This issue creates
tension between the City's desire to focus high intensity residential development near jobs
and transit centers which are typically serviced by or proximate to freeways and arterials.
In 2009, the City created a policy that required projects located near vehicular pollution
sources to include a higher level of air filtration and to consider these potential impacts
when designing the site massing and landscaping.
On November 8, 2012, the City
Planning Commission approved a Staff recommendation to attach a notice to all properties
within 1,000 feet of a freeway highlighting that this potential. health risk and that projects
proposing residential uses in such areas may be required to prepare health risk
assessments in conjunction with such proposals.
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The EIR for the project thoroughly analyzed the potential air quality impacts associated
with development of residential uses in close proximity to the 405 and 101 Freeways
through the preparation of a comprehensive Health Risk Assessment (HRA) by Air Quality
Dynamics. The HRA concluded that any potential impacts could be mitigated through
MERV filtration.
While this is an important issue that the Project application has reviewed and mitigated,
there are a few considerations worth noting that further reduce the concerns. A key
assumption of the Health Risk Assessment is that individuals live in the same location for
90 years, creating long-term pollution exposures. However, studies discussed in the EIR
show that residents in rental units live in the same location for 3-9 years, dramatically
reducing the exposures.
Consequently, these studies are extremely conservative and do
not adjust for the actual length of time residents are exposed.
Additionally, there are many State and Local policy initiatives that directly and indirectly
seek to reduce the pollution levels generated from transportation. A few examples include
the State of California's landmark land use legislation; SB 375 which implements AS 32,
and was adopted in September 2008. These state laws effectively linked transportation
planning and funding to land use and housing needs. A local level example would be the
Clean Truck Program proposed by the Mayor of Los Angeles in 2008 that immediately
banned 10% of the dirtiest trucks, resulting in the removal of 350 tons of harmful
emissions. According to the Port of LA's website, "In its first year, the program reduced
the rate of port truck emissions by an estimated 70 percent." Initiatives such as these, as
well as ones that came before them, have led to a reduction in health risks.
The Project has analyzed and addressed the Air Quality concerns raised in the Housing
Element thorough mitigation measures. Additionally, there are several policy initiatives
that will further reduce exposure levels.
Policy 2.2.3: Provide incentives and flexibility to generate new housing and to preserve
existing housing near transit.
The Housing Element discusses
providing additional trip credits for mixed-use
development located near transit. However, the EIR for the project conservatively did not
apply such credits. The Applicant proposes to maximize the project's number of residential
units so as to generate new housing desired by the Housing Element and to provide such
housing in proximity to transit, thereby diminishing the broader traffic impacts that
otherwise would result from satisfying this housing demand through multiple dispersed
locations.
The approval of the Exceptions and the related entitlements provides a sufficient incentive
to construct these new residential units within walking distance of 3 Rapid Bus stops and
other bus lines as well as major employment nodes.
Policy 2.2.4: Promote and facilitate a jobs/housing

balance at a citywide level.

The approval of the Exceptions would permit the construction of approximately 325
residential units within walking distance of approximately 6.5 million square feet of
commercial office space and an abundant and diverse array of retail and entertainment
uses. By locating this type of density near jobs, the Project would promote a jobs/housing
balance with the Community Plan area.
Objective 2.3: Promote sustainable buildings, which minimize
environment and minimize the use of non-renewable resources.

adverse effects on the

/
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The project is designed to achieve a LEED Silver compliance level.
Objective 2.4: Promote livable neighborhoods with a mix of housing types, quaiity design
and a scale and character that respects unique residential neighborhoods in the City.
The project promotes livability by providing opportunities for residents to walk to their jobs
as well as to their retail and entertainment needs. The project includes ground level
neighborhood-serving retail uses located along Sepulveda Boulevard, in conjunction with a
13,OOO-square foot Public Plaza, allowing for shopping and gathering opportunities for
area residents. The building. massing is in character with the built environment.
The
project provides four-story elements along Sepulveda Boulevard consistent with the
massing of the Grand Apartments to the South of the site. Moreover, the project steps
height as it moves closer to the six-level Sherman Oaks Galleria parking structure and the
abutting freeway interchanges. This design pushes the mass of the building away from'
the single family development found east of Sepulveda Boulevard. The approval of the
Exceptions would promote a livable neighborhood by allowing the development of a
mixed-use project that respects the unique residential neighborhoods that exist to the east
of the project site.
For the reasons outlined above, the approval of the Exceptions
objectives and policies of the Housing Element.
Transportation

is consistent with the

Element

Approval of the Exceptions on the site would facilitate the construction of a project
consistent with the purposes of the General Plan's Transportation Element. This Element
recognizes that primary emphasis must be placed on maximizing the efficiency of existing
and proposed transportation infrastructure through advanced transportation technology,
through reduction of vehicle trips, and through focusing growth in proximity to public
transit. The proposed Project would address trip reduction goals via its location and due
to its inclusion of a detailed transportation demand management ("TOM") program. The
TOM would include an on-site transit coordinator, discount bus passes provided at the
time of lease signing, unbundled parking and other similar transit-oriented measures. The
Project's location is ideal to address the concerns of vehicle miles traveled. It is not only
located in a Regional Center with numerous entertainment options, it is proximate to 6.5
million square feet of commercial office space and numerous transit options including
three Rapid Buses and the Orange line.
The Transportation Element sets forth goals, objectives and policies to establish a citywide
strategy to achieve long-term mobility and accessibility within the City of Los Angeles. For
example:
•

Objective 2 strives to mitigate the impacts of traffic growth, reduce congestion, and
improve air quality by implementing a comprehensive program of mu/timodal strategies
that encompass physical and operational improvements
as well as demand
management.

Within this Objective, the first policy header is Transportation Demand. The Applicant is
working with a transportation demand consultant to craft an effective strategy to reduce
the use of private automobiles by the Project's residential tenants and employees of the
commercial uses. The Applicant also has proposed to explore the creation of an areawide transportation management organization tasked with organizing area wide trip
reduction measures.

/
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The combination of the site's proximity to public transit and plentiful job opportunities helps
address the impacts of traffic growth, congestion and air quality issues. The Applicant's
initiation of a Transportation Demand Management program would provide residents the
opportunity to walk to work, to retail areas, or to a high quality transit line. By providing
alternatives to single occupancy automobile trips impacts to air quality can be reduced.
•

Objective 3 strives to support development in regional centers, community centers,
major economic activity areas and along mixed-use boulevards as designated in the
Community Plans.

The approval of the Exceptions promotes consistency with this objective by allowing for
the development of new density near multiple bus lines that provide easy access not only
to Ventura Boulevard's multitude of jobs but also its regional transit network.
For these reasons outlined above, the approval of the Exceptions permits the construction
of a Project that demonstrates consistency with the Transportation Element of the General
Plan.
Open Space Element
The project incorporates three significant open space elements. The project is proposing
to provide 1.4 acres of common open space including landscaping gardens and pool area
for the enjoyment of the project residents, A 13,OOO-square foot Public Plaza is being
designed with extensive landscape and hardscape elements for use by the commercial
patrons, project residents and community members. Finally, the project is proposing to
landscape and maintain an adjacent public right-of-way southeast of the project along
Sepulveda Boulevard. The project and these proposed improvements are consistent with
the fol.lowing goals and policies of the Open Space Element:
"To provide an open space system which provides identity, form and
the City, (page 3: bullet 3 under Goals);"

a visual framework to

The project is proposing uniformed landscape design within both the project's Sepulveda
Boulevard frontage, including. the Public Plaza, and the adjacent public right-of-way which
it has agreed to landscape and maintain. The design would create a visual gateway into
the Sherman Oaks community.
This goal is implemented
following:

via a series of policies and the Project is consistent with the

"The provision of malls, plazas, green area, etc in structures of building complexes and the
preservation and provision of parks shall be encouraged (page 5: bullet 10 under Policies
General) ;"
This private development would provide a 13,OOO-square foot Public Plaza available to the
community for passive recreation and community gathering.
Additionally, the project
would provide an equivalent of an acre more open space for its residents than is required
by Code. The improvement of the public right-of-way creates a visually appealing green
belt along approximately 461 linear feet of Sepulveda. Each of these improvements would
be fully funded and maintained by the project.

r
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"Open Space areas shall be provided or developed to serve the needs as appropriate to
their location; size and intended use of the communities in which they are located, as well
as the City and region as a whole (page 5: bullet 12 under Policies General);"
As mentioned above, the project would provide significantly more open space for its
residents than is required by the Code, thus ensuring that the residents' needs are well
served. Additionally, the project would pay park fees (Quimby Fee) based on the number
of residential units proposed. This money is required by law to be spent on the creation of
new recreational facilities within a 2-mile radius of the project site.
"Small parks, public and private should be located throughout the City (page 5: bullet 13
under Policies General);"
By setting aside approximately 63,500 square feet of area for common open space for
project residents that includes ample landscaping and a variety of gardens and trees, the
proposed project creates a small park which would otherwise not exist. While not a park
per se, the 13,000-square foot Public Plaza provides additional open space for the area
residents that is not available today, while also providing a public gathering place for the
local community.
"Private development should be encouraged to provide ample landscaped spaces, malls,
fountains, rooftop green areas and other aesthetic features which emphasize open space
values through incentive zoning practices or other practicable means. (page 7: bullet 3
under Policies: Privately Owned Open Space Lands and Desirable Open Space)"
The vast amounts of open space and landscaping created with the common areas, Public
Plaza, and the public-rights-of-way are facilitated by rezoning the site and granting it relief
from certain aspects of the Specific Plan. Consequently, the approval of this Project
encourages the creation of landscaping and green spaces.
As outlined above, the approval the Exceptions facilitates the development of a project
that is consistent with Open Space Element of the General Plan.
As discussed in full above, the approval of the Exceptions permits the construction of a
Project consistent with the numerous goals, objectives and policies of the Specific Plan,
the General Plan, the Community Plan, the Housing Element, the Transportation Element
and the Open Space Element.
Additional
8.

Findings

for Height Increase (Section 7.E.2.b)

The proposed project is consistent with the scale and character of the existing
neighborhood
in terms of height, location, and orientation of buildings to adjacent
reSidentially zoned parcels and rear yard setbacks.
The height increase is consistent with the scale and character of the existing
neighborhood in terms of height, location, and orientation of buildings to adjacent
residentially zoned parcels and rear yard setbacks. Due to the site's location and the
design of the project, the granting of a height exception would be consistent with the scale
and character of the area. The height increase is consistent with the spirit of the Specific
Plan which strives to limit the impact of development on abutting uses which are typically
single family residential uses. The proposed design also moves the mass of the majority
of the height increase to the center and rear of the project, further away from any
residentially zoned properties located to the east of the project site.

/
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This project's increased height would not create any direct shade/shadow or privacy
concerns on surrounding land uses, especially neighboring single-family residents. As
designed, the project's height is directed towards those areas located to the center and
rear of the site, as far away as possible from the single family homes located east of
Sepulveda Blvd. Sepulveda Boulevard, developed at a 104-foot right-of-way, creates a
larger buffer between the first residential uses,located in an R3 Zone, and another 150
feet further away still from the first single family zoned properties. The mixed-use project
is designed to achieve a high level of design quality and to be compatible with the existing
uses of the surrounding built environment.
As designed the Project's stair-stepping configuration responds directly to its built
environment.
The Sepulveda Boulevard frontage is designed with a 4-story structure
consistent with the 4.5 levels associated with the Grand Apartments to the project's south".
The building's height transitions toward the site's center and rear. As a result, the
increased heights are adjacent to the freeway interchange and the Sherman Oaks
Galleria's multi-story parking structure. The proposed building heights are consistent with
or lower than many of the existing buildings in the area including the Galleria, its parking
structure, the 16-story Comerica Bank building, the approximately 20-story National City
Bank building, 13-story CitiBank Building as well as other structures found in the Regional
Commercial area surrounding the intersection Sepulveda and Ventura Boulevards (Exhibit
D: surrounding height graphic). These nearby taller structures are consistent with the
"Regional Center" land use designation in the General Plan Framework, which defines
"Regional Centers" as characterized by 6- to 20-stories (or higher). As a result, the
proposed project's height is consistent with the General Plan Framework, the Community
Plan and the built environment.
The project site has a special circumstance of being located along the boundary of the
freeway interchange of the 405 and 101 Freeways. A lengthy sound wall alongside this
freeway interchange stands close to three stories tall, creating a practical difficulty for
residential development on this site. This high sound wall restricts light and air along the
site's longest boundary, negatively impacting the marketability of the first two or three
residential levels if the residential development was built at grade. In order to compensate
for practical problems created by this wall, the first level of residential needs to be elevated
at or above the sound wall. Consequently, the Applicant is proposing a podium design
elevating the first residential level 26 feet above grade, equal to the height of the sound
wall, thereby generating marketable units with ample light, air and views.
Equally
important to the need to locate the first residential level above the wall is the need to
create a project which is sensitive to the community and consistent with the surrounding
community.
The proposed Project is designed with building heights consistent with the 82-foot height
limit established by the Specific Plan. Section 7.E.2 of the Specific Plan allows an
exemption for an increase in height up to 82 feet for projects containing 25 percent or
more of non-hotel residential uses located in the Regional Commercial Designation east of
the 405 Freeway.
The current proposal includes a stair-stepping design from the area located along
Sepulveda Boulevard in order to create a design sensitive to the surrounding community
and consistent with the surrounding built environment.
This increased height can be
accommodated on this site while providing development consistent with the scale and
character of the existing neighborhood, as the tallest elements of the project's building are
oriented towards the freeway and the multi-story Sherman Oaks Galleria parking structure
located south and adjacent to the site, With the project's lower heights oriented to the
Sepulveda Boulevard frontage and closest to any residential properties, the proposed
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Project is consistent with the scale and character of the existing neighborhood in terms of
height, location and orientation to adjacent residentially zoned parcels.
9.

The proposed project will not have substantial adverse impact on any residence
which is within 600 feet from the site of the proposed project.
Due to the location, design and mixed-use nature of the project, it will not have a
substantial adverse impact on any residence within 600 feet of the site. The site's
proximity to residential property is atypical of development on property with the "Regional
Commercial" land use designation in the Specific 'Plan. Unlike many other commercial
properties in the Specific Plan, the project site is not immediately adjacent to R 1 zoned
properties, Even at a minimum distance of approximately 100 feet from the nearest multi- /
family housing located on R3 zoned parcels, the Project is designed to push the building's
mass away from these residential uses, Furthermore, the nearest R1 zoned parcels are
located 250 feet away from the Project's frontage on Sepulveda Boulevard, Additionally,
the mixed-use nature of the proposed development generates fewer trips than many
permitted project alternatives, thereby reducing the potential impacts of traffic on
neighboring residential properties,
Unlike most development sites within the Specific 'Plan, the site does not abut single-family
zoning and the closest residential uses are multi-family dwellings located within an R3
zone which is more than 100 feet away from the Project's Sepulveda Boulevard frontage.
Sepulveda Boulevard is developed with a variable width right-of-way ranging from 100-104
feet. Within this right-of-way, there are 6 lanes of traffic, a center median and street
parking on the eastern side of the street which create a large buffer between the site and
the closest residential use. The first R 1 zoned property is an additional 150 feet back from
Sepulveda Boulevard or more than 250 feet from the project site.
The Sepulveda Boulevard frontage is designed with a 4-story structure consistent with the
4.5 levels associated with the Grand Apartments to the project's south. The building's
height steps up as it transitions toward the site's center and rear. As a result, the
increased heights are adjacent to the freeway interchange and the Sherman Oaks
Galleria's multi-story parking structure and further removed from any neighboring
residential properties. The stair-stepping design of the project moves the mass on the
building further back from the street frontage, ensuring that there are no shade/shadow
impacts on the project or nearby residential properties.
For the reasons outlined above, the proposed Project will not have a substantial adverse
impact on any neighboring residential uses. The Project will be so arranged in its massing
and bulk that any impacts of the proposed height increase are directed to the surrounding
commercial uses and the freeway to the east of the project site.
Conditional Use Permit Findings - Alcohol

10.

That the project will enhance the built environment
in the surrounding
neighborhood or will perform a function or provide a service that is essential or
beneficial to the community, city, or region.
The Project will provide a service that is beneficial to the local community. The location of
the project will be desirable and enhance the built environment because the site is
currently vacant and underutilizedand a responsibly-operated grocery store will provide a
desirable amenity within the Project to area residents. The grocery store proposes to sell
alcoholic beverages for off-site consumption as a compliment to the sales of foods and
other related items typically sold in a grocery store.

,

;

CPC-201 0-3152-ZC-HD-SPE-SPR-SPP-GUBNTT

-61216

F-42

The 45,000 square foot grocery store being located on the same site with a multi-family
residential mixed-use community provides easy and convenient access to the consumer.
This location allows easy access and eliminates the need to drive to other locations to
obtain such beverages by the local residents thereby potentially generating fewer vehicle
trips.
The proposed Project is also located in a prime spot to provide the kinds of food and
beverages that consumers need for the single family homes which exist in R1 zoned
property behind the R3 zoned uses fronting the east side of Sepulveda Boulevard.
Multifamily family uses also exist south of the site on the west side of Sepulveda
Boulevard and adjacent to Ventura Boulevard. There is easy walking and bicycle access
to the Project services from an extensive consumer market area to the east and to the
south of the Project further reducing the dependency on vehicle travel.
Furthermore, there is approximately 6.5 million square feet of office space located
immediately to the south of the Project that provides easy walking access for lunch time
and after work purchases further saving unnecessary driving trips to other more distant
locations.
11.

That the project's location, size, height, operations and other significant features
will be compatible with and will not adversely affect or further degrade adjacent
properties, the surrounding neighborhood, or the public health, welfare and safety.
The Project's location, size, and sales operations will be compatible with and will not
adversely affect the public health, welfare, and safety of the adjacent properties and the
surrounding neighborhood.
The selling of a modest selection of alcoholic beverages will make up a small portion of
the overall grocery sales area. Sales are tailored to provide a safe, convenient alternative
to meet the needs for customers shopping for food and other related items typically sold in
grocery stores. The safest and most desirable manner of selling alcoholic beverages is
from within a larger store whose merchandise is varied, thereby precluding some of the
loitering, littering and public safety issues that can arise with liquor sales. The selection of
a full line of alcoholic beverages will add to the variety of products available to customers
ranging from general merchandise, food stuffs, beauty care, personal care, household
items, candy and convenience food, photofinishing, and greeting cards. The addition of
alcoholic beverages will add a desired amenity sold in a safe, convenient location.
Operational and alcohol-related
issues have been comprehensively
addressed to
safeguard and insure the public welfare and to provide for their convenience.
The intent behind offering alcoholic beverages at the Project fulfills the Applicant's
commitment to save its customers time and money with the convenience of one-stop
shopping. Thus, the same customers who will shop for groceries will have the option of
being able to purchase alcoholic beverages as opposed to some other possibly more
distant and inconvenient location.
As such, the alcoholic beverages for off-site
consumption will not change the existing numbers of customers at the store and because
of the volume of goods the applicant sells on daily basis, devoting a small amount of shelf
and refrigerator space to alcoholic beverages will not materiaHy increase the number of
truck deliveries or vehicles that currently come to the proposed project. In addition, there
will be no additional traffic generated by the addition of alcoholic beverages and as a
result, there will be no need for additional parking or loading spaces.
The proposed project will provide 208 off-street parking spaces in a secure parking garage
immediately adjacent lot that serves the grocery store and retail spaces. In addition,

/

.I

CPC-201 0-3152-ZC-HD-SPE-SPR-SPP-CUBNTT

-61216

F-43

employees will be required to park on-site. Therefore, this parking provision will reduce
the likelihood of vehicles spilling over into nearby residential neighborhoods and clogging
on-street parking areas ..

12.

That the project substantially conforms with the purpose, intent and provisions of
the General Plan, the applicable community plan, and any applicable specific plan.
The granting of the off-site alcohol sales permit will be consistent with the character of
development in the immediate area and will be in harmony with the applicable elements of
the General Plan. The CUB will result in wider array of retail sales opportunities providing
a one-stop shopping experience that includes groceries and alcoholic beverages in a
development compatible with the immediate area. The ground floor grocery store with
parking immediately adjacent provides safe and convenient access to the retail shopping ..
General Plan Framework
The General Plan's Regional Center designation, applicable to this site, is applied to
"higher-density places whose physical form is substantially differentiated from the lowerdensity neighborhoods of the City .." Generally, Regional Center designations will offer
floor area ratios ranging up to 6:1 and are characterized by six- to twenty-story (or higher)
buildings as determined in the community plan. According to the General Plan, Regional
Centers typically provide a significant number of jobs and many non-work destinations that
generate and attract a high number of vehicular trips. Additionally, Regional Centers are
usually major transportation hubs. Consequently, each center is intended to provide
extensive transit opportunities and transportation alternatives.
The project site is located
within % mile of a major jobs center well-served by public transit. The proposed mixeduse project, with alcohol sales as part of its retail component, is compatible and consistent
with the General Plan's land use designation of Regional Center, which seeks to locate
more intense housing in proximity to Jobs and public transit.
Community Plan
The Community Plan designates the site as Regional Commercial.
As defined in the
Specific Plan, the "Regional Commercial" land use designation in the Community Plan is
"a focal point of regional commerce, identity and activity and containing a diversity of uses,
such as corporate and professional offices, residential, retail commercial malls,
government buildings, major health facilities, major entertainment and cultural facilities,
and supporting services." The Community Plan highlights the area as "mixture of diverse
office uses, retail and service activities." This density of jobs creates a perfect opportunity
to reduce vehicle miles traveled by locating a grocery store with alcohol sales within
walking distance of an employment center.
While the overall Project design together with the proposed uses are generally consistent
with the underlying land use of the Community Plan, the off-site sales of alcoholic
beverages is a secondary use to the principal uses of sales of food and sundries of the
grocery store. A CUB is required that is typically conditioned to protect the neighborhood
and vicinity. In this instance there are four off-site sales establishments that are between
2,100 and 4,400 feet from the project well beyond the 1,000 foot radius reporting required
for the CUB application. This separation of such outlets provides the necessary buffers to
give the feeling that the area is not oversaturated with such uses. The fact that two of the
four alcohol licensed establishments in the census tract are outlets that sell alcoholic
beverages in conjunction with groceries and other goods. Alcohol sales are secondary
products that complement the sales of food and other goods therefore reducing negative
impacts potentially associated with such products.
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Although the ABC considered this census tract slightly over concentrated with off-site
licenses the census tract is not considered to be in a high crime area. Therefore, the
proposed CUB would be an asset to the commercial development in the Community Plan
area by adding a desired service and by supp.lementing the· tax revenue.
The Community Plan identifies several issues and opportunities for commercial uses as
part of a mixed-use project in the Sherman Oaks area. In order to address those issues
and opportunities, the Community Plan includes the following Policies:
2-3.2 New development
activity

needs to add to and enhance the existing pedestrian

street

While the project is just outside a Pedestrian Oriented District, it is being designed with
many of the design features envisioned for such a district. As part of the community
outreach effort, the Applicant agreed to submit to the Department of Public Works for their
review and approval a Pedestrian, Streetscape and Transit Enhancement Plan to provide
pedestrian, streetscape and transit enhancements to promote consistency with the
neighboring Sherman Oaks Streetscape and Design Plan, with the objective of fostering a
high-quality pedestrian environment along the Project's Sepulveda Boulevard frontage.
The Plan may include such features as street trees, planter boxes, street furniture,
improvements to broken and uneven sidewalks, sidewalk and intersection scoring, street
lighting, bicycle racks, bus shelters, and urban swales.
The Project's proximity to the intersection of Ventura and Sepulveda Boulevards would
encourage pedestrian activity as nearby residents of employees would walk to the grocery
store.
2-3.5 Require that mixed use projects and development in pedestrian oriented districts be
designed and developed to achieve a high level of qualify, distinctive character, and
compatibility with existing uses.
The project provides significant vertical and horizontal articulation and a large 13,000square foot Public Plaza, which creates a distinctive design unparalleled when compared
to development in the area. The building's massing steps up as it moves away from the
Sepulveda Boulevard frontage, creating consistency with the existing built environment
and pushing the project's building height as far from the closest single family
neighborhood as practical. The Project's Sepulveda Boulevard frontage is designed with a
4-story structure consistent with the 4.5 levels associated with the Grand Apartments
located to the site's south. The building's height steps back as it transitions toward the
site's center and rear adjacent to the 405 Freeway and the Sherman Oaks Galleria's multistory parking structure. The proposed height is needed to elevate the first two or three
residential levels above the 26-foot tall Caltrans wall, thereby allowing light and air, as well
as unobstructed views of the Santa Monica Mountains and the Sepulveda Basin. The
proposed building heights are consistent with or lower than many of the existing buildings
in the area, including the Galleria and its parking structure, the 16-story Comerica Bank
building, the approximately 20-story National City Bank building, 13-story CitiBank Building
as well as other structures found in the Regional Commercial area surrounding the
intersection of Sepulveda and Ventura Boulevards (Exhibit D: surrounding height graphic).
Specific Plan
The Specific Plan does not expressly address alcohol-serving uses. The sales of alcoholic
beverages are secondary and make up a small part of the overall sales and storage areas
of the primary grocery store use. The purpose of the Specific Plan first and foremost is to
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"assure that an equilibrium is maintained between the transportation infrastructure and
land use development in the Corridor ... ", The proposed Project accomplishes this in two
ways. First, as discussed previously, since the site enjoys a Regional Commercial land
use designation, it could potentially be developed entirely with retail/commercial uses,
which typically" are the largest generators of vehicular trips.
However, the Project is
comprised of approximately 91 percent residential uses and only 9_percent of the square
footage is dedicated to commercial uses which are dedicated to neighborhood serving
uses, the combination of which generates far fewer vehicular trips. Therefore, the close
proximity of the single family and multi-family residences and the on-site residences to the
Project allows easy access to the grocery store by either pedestrian foot traffic or by
bicycles. Second, the sales of alcoholic beverages in connection with the food sales
promotes one-stop shopping and therefore assists in reducing vehicle trips and at the .'
same time provides an additional desirable use for those shoppers wishing to purchase
alcoholic beverages in connection with food purchases.
The Specific Plan requires four spaces per 1,000 feet of retail commercial floor area. The
proposed Project will provide 208 off-street parking spaces in a secure parking garage
immediately adjacent to the grocery store and retail spaces. In addition, there will be
adequate spaces and the employees will be required to park on-site. Therefore, this
parking provision will reduce the likelihood of vehicles spilling over into nearby residential
neighborhoods and clogging on-street parking areas.
The Specific Plan also establishes regulations and guidelines to address the physical
appearance, the type of development, the relationship between land uses, and to
encourage a pedestrian friendly environment.
Specifically, the Plan seeks to promote
attractive and harmonious development and preserve and enhance the aesthetics of each
community. The inclusion of alcohol sales in conjunction with the grocery store will not
introduce an undesirable element into the neighborhood. Sales of alcoholic beverages will
be conducted completely within the grocery store and will not be seen from the public
areas of the adjacent public sidewalks and streets. The proposed CUB is consistent with
and will achieve these goals.
The CUB is proposed in the grocery store commercial use which is permitted by right. The
General Plan promotes the provision of services throughout the City in locations that are
convenient to the public yet that do not impact nearby properties. The proposed sale of
alcoholic beverages for off-site consumption would not impair the integrity and character of
the zone in which it is located because the sales of alcoholic beverages is conducted
completely inside the store and taken off-site to be consumed. The zone is designated for
. various commercial uses, and no significant problems or negative impacts have been
caused by similar uses in the area or their patrons. However, the Sherman Oaks - Studio
City - Toluca Lake - Cahuenga Pass text is silent with regards to alcohol sales.
Conditional Use Permit - Additional Findings
13.

Explain how the proposed use will not adversely affect the welfare of the pertinent
community.
The proposed Project with the CUB will not adversely affect the welfare of the pertinent
community.
On the contrary, the approval of CUB will enhance the Sherman Oaks
community in the vicinity by providing easy access to the types of food and beverages
typically sold at such a full service grocery store.
Over an 18-month period beginning in 2010, the Project engaged in a community outreach
process to ascertain community concerns and needs. The end result included design
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changes and enhanced volunteered community benefits.
The Applicant agreed to
volunteer a number of conditions as part of this outreach process, including a reduction in
density, the creation a 13,OOO-square foot Public Plaza, enhanced landscaping that
included an abandoned right-of-way and the establishment of a liaison to facilitate the
utilization of park fees in the immediate area. These volunteered conditions represent the
applicant's intention of working with the local community to achieve a project that meets
the needs of the community it serves and results ina top quality project without adverse
negative impacts that can hurt the success of a project.
The selling of a modest selection of alcoholic beverages will make up a small portion of
the overall grocery sales area. Sales is tailored to provide a safe, convenient alternative to
meet the needs for customers shopping for food and other related items typically sold in
grocery stores. The safest and most desirable manner of selling alcoholic beverages is
from within a larger store whose merchandise is varied, thereby precluding some of the
loitering, littering and public safety issues that can arise with free standing liquor stores.
The proposed project will have a positive impact on theeconomlc
welfare of the
community and approval of a conditional use for alcohol sales will not adversely affect the
economic welfare of the community. The proposed project will complement and add to the
revitalization of the area. Approval of the CUB at this location is for the sale of alcoholic
beverages within a grocery store, which will enhance the economic welfare of the
community.
A grocery store is a public amenity to residents of the area and thereby
enhances the economic welfare of the area as well. Such stores do not give rise to the
adverse affects often associated with stand-alone liquor stores such loitering, littering,
security and public safety.. Off-site sales of alcoholic beverages are an important
component to the success of a grocery store.
Further opportunities for success of the grocery store are great because there is a nearby
work force that can supply employees and there a large number of near-by residents and
6.5 million square feet of businesses in that vicinity who have easy access to shop.
14.

Explain how the approval of the application will not result in or contribute to an
undue concentration of such establishments.
Granting a CUB permit for the sale of alcohol for off-site consumption at this location will
not result in an undue overconcentration of premises for the sale or dispensing of alcoholic
beverages in the area. The California Department of Alcoholic Beverage Control ("ABC")
determines the appropriate concentration of liquor licenses by US Census Tract, I.e., by
population residing within a census tract. The project is located in Census Tract 1413.02
which hasa year 2000 US Census-reported population of 5.,325 persons. According to the
ABC, the amount of liquor licenses for off-site consumption that is appropriate for this
population is four or one license per 1,618 persons.
There are currently four
establishments within fhe census tract that sell liquor for off-site consumption. The census
tract is therefore over-concentrated.
Of these four establishments, however, one is a
grocery store (Whole Foods Market),. two are specialty wine/liquor stores (Wines of the
World and Valley Beverage Company) and one is classified as a market (Cost Plus World
Market). Three of the establishments (Whole Foods, Wines of the World and Valley
Beverage Company) sell a full line of alcoholic beverages, the remainder sells beer and
wine only. Therefore, the existence of a slight overconcentration of off-sale licenses in
areas such as the subject vicinity is not automatically inappropriate and does not
necessarily constitute an undue concentration.
The proposed project will include uses that complement rather than detract from existing
uses in the area. As previously identified, although there is a Whole Foods Market south
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of Ventura Boulevard, there are no grocery stores north of Ventura Boulevard within a few
miles of the project site. The CUB is only necessary for the sale of alcoholic beverages.
Thus, approval of the CUB would have no impact on whether or not there is a
concentration of outlets selling alcoholic beverages in the area. Moreover, the Applicant
has conducted market research which indicates that the proposed sales of alcoholic
beverages is appropriate for the site.
The ABC reports that within Crime Reporting District No. 971, 235 crimes were reported
within a twelve-month period compared to a citywide high average (120% of average
number of offences or 282 offences). The total number of offences in the reporting district
was 254 crimes. Therefore, this area is not considered to be a high crime reporting district
which would trigger a CALDERA finding do to the level of crime (pursuant to CA Business
and Professions Code Section 23958 and 23958.4.) A caldera will be filed because the
number of permits request will now exceed what is permitted.

15. Explain how the approval of the application will not detrimentally affect nearby
residential zones or uses.
Approval of the CUB will not detrimentally affect nearby residentially zoned properties.
The closest residentially-zoned properties are those roughly 100 feet to the east across
Sepulveda Boulevard, zoned R3-1, and developed with two and three-story apartment
buildings.
Single-family residential development is located adjacent to the abovementioned three-story apartment complex approximately 200 feet from the Project. The
conditional use application is for a small portion of the proposed project, the sale of
alcoholic beverages within a grocery store. The proposal includes approximately 2,000
square feet of alcohol display area and an additional 400 square feet of storage. Sales of
alcoholic beverages within the grocery store within a mixed-use development will not have
a detrimental effect on residential properties because there is no on-site consumption that
could include noise from patrons and traffic from late night parties that could spill over into
the nearby residential neighborhoods. In addition, loitering, littering, traffic, safety or other
undesirable effects are reduced that could potentially occur in and around some
freestanding liquor store locations.
The proposed Project will provide a benefit to nearby residential uses by providing a clean,
convenient one-stop shopping location for groceries and for alcoholic beverages.
Currently, the project site is underutilized and a portion of the site nearly vacant. The
proposed Project will be a significant improvement over existing conditions.
The
residential portion of the proposed Project will be compatible with nearby residentially
zoned properties and the grocery store will be a benefit to the nearby neighborhoods in the
vicinity of the Project site because of its strategic location that promotes pedestrian and
bicycle access.
The proposed Project will provide 208 off-street parking spaces in a secure parking garage
immediately adjacent to the grocery store and retail spaces. In addition, there will be
adequate spaces dedicated to employees to park on-site.
Therefore, this parking
provision will reduce the likelihood of traffic spilling over Into nearby residential
neig hborhoods.
Site Plan Review Findings

16. That the project complies is in substantial conformance the purposes, intent and
provisions of the General Plan, applicable
specific plan.

community

plan, and any applicable
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As stated in the General Plan/Charter Findings above, the project is in substantial
conformance with the purposes, intent and provisions of the General Plan and applicable
Community Plan. The project generally conforms with the intent and purpose of the
Ventura/Cahuenga
Boulevard Corridor Specific Plan and where deviations have been
requested, Specific Plan Exceptions have been made. Additional Findings have been
made relative to the Zone Change (including the Height District Change), General Plan
Elements, and Conditional Use Findings as stated herein.
17.

That the project
is consists
of an arrangement
of buildings
and structures
(including
height, bulk, and setbacks), off-street parking facilities, loading areas,
lighting, landscaping, trash collection, and other such pertinent improvements,
that
is or will be compatible with existing and future development on adjacent properties
and neighboring properties.
The site plan clearly demonstrates an effort to arrange buildings and structures in a
manner that reduces the appearance of size, mass, and height of the proposed project.
The project was also reviewed by the Urban Design Studio and the Professional Volunteer
Program, which has indicated that the project does conform in general to the Residential
Citywide Design Guidelines for mixed-uses. The project incorporates on-site, enclosed
parking areas and will incorporate shielded lighting as conditioned herein. Further, any
loading and trash collection areas will be screened and enclosed on-site within the garage
area.

18.

That any residential project provides recreational and service amenities to improve
habitability for its resident and minimize impacts on neighbo.ring properties.
The project provides a substantial amount of open space and recreational amenities. The
most significant area is the approximately 300 foot by 120 foot central park atop the
residential podium and surrounded by the buildings. Three additional inset parks connect
the central park to Sepulveda Boulevard and provide view corridors for the units in the
interior of the complex.
These areas are comprised of several different landscaped
courtyards and gardens including an herb garden, Italian orchard garden, and exotic grey
leaf lotus land garden. In addition to the different parks and gardens on the podium level,
which comprise approximately 61,500 square feet (which exceeds its requirement by
approximately one acre) of the common open space, the Project also offers a pool and
spa uses, a gym, bocce court, community and recreation rooms. Finally, approximately
17,500 square feet of private open space in the form of balconies will be provided. The
Project incorporates considerable opportunities for active and passive recreation.
The
substantial amount of the Project's open space and recreational amenities provided onsite minimizes impacts on neighboring properties.
Additionally, area residents would
benefit from the 13,OOO-square foot publicly accessible Public Plaza that creates an
inviting gathering place for members of the 10ca,1community.

Project Permit Compliance
19.

Findings

That the project substantially
complies with
standards and provisions of the specific plan.

the applicable

regulations,

findings,

The project is in substantial conformance with regulations, findings, standards and
provisions of the Specific Plan. The City's long term vision for the site, defined as a
Regional Commercial, is one of intense uses creating synergy with the nearby
employment center served by quality public transit, The Specific Plan designates the site
with a "Regional Commercial" land use designation, which is defined in the Plan as:
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"A land use designation in the Community Plan which is a focal point of regional
commerce, identity and activity and containing a diversity of uses, such as
corporate
and professional
offices,
residential,
retail commercial
malls,
government buildings, major health facilities, major entertainment and cultural
facilities and supporting services."
As envisioned by the Specific Plan, the site should be developed with active and intense
uses. The following outlines the project's compliance with the Specific Plan.

I

I

Purposes
•

Statement A of the Specific Plan, which provides: "To assure that an equilibrium is
maintained between the transportation infrastructure and land use development in
the Corridor ... ."

This statement creates a challenge for any development of this infill site due to its
proximity to a heavily traveled intersection of Ventura Boulevard and Sepulveda
Boulevard. This intersection is heavily traveled as it is the center of a large employment
node and also a central connection between the low density residential communities found
in the San Fernando Valley and high density employment nodes found on the Westside of
Los Angeles
Current planning policies acknowledge
the congestion reduction capabilities and
environmental value of compact development. Due to the concentration of jobs in the area
and the high level pass-through
automotive congestion, a proposed mixed-use
development dominated by residential floor area with community-serving retail advances
the Specific Plan's purpose to create an equilibrium between transportation and land use.
The Project places residents proximate to employment, service and public transit options.
•

Statement 0: To assure a balance of commercial land uses in the Specific Plan area
that will address the needs of the surrounding communities and greater regional area.

The area is defined by its large employment node with significant amounts of office space
and numerous retail establishments along Ventura Boulevard. A visual inspection of the
area and the larger Ventura Boulevard highlights a large volume of empty storefronts and
shuttered businesses, indicating the commercial (retail and office) rental markets are
struggling and unable to maintain typical occupancy rates. Even if there were sufficient
demand to fill the existing uses, locating a larger commercial use on the project site would
exasperate the area's traffic congestion and fail to advance Purpose Statement A. The
Project's focus on residential uses leads to an increased demand for the commercial
services in the area while not aggravating the over-saturation of the commercial market or
the area's traffic congestion.
•

Statement G: To enhance the plan area landscaping by providing guidelines and a
process for a coordinated landscaping program of public and private property for the
Specific Plan's communities.

While not technically applicable to the site, the Project has volunteered a condition
requiring it to utilize the Sherman Oaks Streetscape Plan as a baseline for the project's
publicly accessible open space. This open space includes an approximately 13,000square foot public plaza, and other pedestrian-oriented improvements planned for the
Sepulveda Boulevard frontage, providing an inviting community gathering point with direct
access into the project's commercial uses. The Project has also agreed to landscape and
maintain a neglected island of public right-of-way paralleling Sepulveda Boulevard from
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Camarillo south to Moorpark utilizinq the same design guidelines as a baseline. The
combination of the two areas would create a uniformed entry into Sherman Oaks from the
north.
Overall, the Project would provide approximately 2.15 acres of public and private open
space, which exceeds its requirement by approximately 1 acre. The Project proposes
approximately 1.5 acres of common open space, in addition to the Public Plaza, on the
project's podium level. The podium level buildings are arranged around a central park,
with three smaller open spaces connecting the central park to Sepulveda Boulevard and
Camarillo Street.
Much of the project's courtyard landscaping would be visible from
Sepulveda Boulevard and in some cases cascade over the podium edge.
•

Statement H: To promote an attractive pedestrian environment
pedestrian activity and reduce traffic congestion.

which will encourage

Even though the project site is just outside the Sherman Oaks Pedestrian Oriented Area,
its proposed design includes many features envisioned for this Area. A project objective is
to create an inviting pedestrian environment promoting walking from the site to Ventura
Boulevard, including its numerous employment and transit opportunities, as well as from
Ventura Boulevard to the site's neighborhood-serving commercial uses. The Applicant
agreed to submit to the Department of Public Works for their review and approval a
Pedestrian, Streetscape and Transit Enhancement Plan to provide pedestrian, streetscape
and transit enhancements to promote consistency with the neighboring Sherman Oaks
Streetscape and Design Plan, with the objective of fostering a high-quality pedestrian
environment along the Project's Sepulveda Boulevard frontage. The Plan may include
such features as street trees, planter boxes, street furniture, improvements to broken and
uneven sidewalks, sidewalk and intersection scoring, street lighting, bicycle racks, bus
shelters, and urban swales.
By providing pedestrian improvements in the area, the
proposed project seeks to offer viable alternatives to single occupancy automotive trips.
These pedestrian enhancements will offer attractive connections to the area's employment
and transit opportunities.
Section 6: Building Limitations
The Project is located in within the .Regional Commercial land use designation area east of
the San Diego Freeway and is limited to a floor area ratio development right not to exceed
1.5:1. The Project, as proposed, with a 2.75:1 would exceed this maximum FAR and
require the approval of a Specific Plan Exception. The recommendation for approval of an
FAR of 2.25:1 also would require a Specific Plan Exception, but would reduce the overall.
mass and size of the project, as well as vehicle trips. With the granting of the Specific
Plan Exception, the project, as conditioned, substantially complies with the applicable
regulations, standards and provisions of the Specific Plan.
Section 7: Land Use Regulations
• Yards and Setbacks (Section 7A)
The Specific Plan indicates that the yard requirements of both the Specific Plan and the
LAMC are applicable to the site. The Specific Plan defines and designates the front yard,
while the side yards are defined by the Los Angeles Municipal Code. There is no rear
yard to this site. The Specific Plan requires a variable width front setback ranging from a
minimum of 18 inches to maximum of 10 feet and defines Sepulveda Boulevard as its front
yard. The proposed project provides an 18-inch minimum front yard along Sepulveda and
a maximum 10-foot setback, except for one portion where a Specific Plan Exception is

,
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requested to provide a 13,OOO-square foot Public Plaza.
LAMC Section 12.11 C 2
requires an 11-foot side yard and LAMC Section 12.22 A 18 allows mixed-use projects
fronting on a public street, such as Camarillo Street, to provide no yard setback. The
proposed project provides a 28-foot setback along its northlwestern side yard and an 18inch yard along Camarillo Street. Accordingly, the majority of the site substantial complies
with the yard and setback requirements and, with the approval of the Specific Plan
Exception to allow for the Public Plaza, the entire Project will substantially comply with
applicable regulations, standards and provisions of the Specific Plan.

/

• Lot Coverage. (Section 7B.1)
The Regional Commercial and Community Commercial Plan Designation Areas of the
Specific Plan prescribe that buildings and structures shall cover no more than 75 percent
of the lot area. The Project slightly exceeds this maximum lot coverage prescribed by the
Specific Plan by 3.5%, due primarily to the need to construct the project atop a podium.
As stated in the Specific Plan Exception findings, the proposed project is consistent with
the intent of the Specific Plan to use lot coverage to reduce massing. While not technically
applicable, the Project also provides an additional 1.5 acres of podium 'level open space
for the project residents, resulting in additional breaks in the massing. With the granting of
the Specific Plan Exception, the Project, as conditioned, substantially complies with the
applicable regulations, standards and provisions of the Specific Plan.
• Driveways (Section 7.C)
Multiple driveways are prohibited along a 250-foot or shorter street frontage.
provision is not applicable to the project site as all of its frontages exceed 250 feet.

This

• Landscaping (Section T. D)
There are several landscaping requirements, primarily addressing parking lots and parking
structures. There is no uncovered parking on the site, thus no parking lot trees will be
required. The subterranean parking lot is not required to be landscaped and the one atgrade level will be within the buillding's podium. The Applicant has agreed to construct and
maintain public open space within the Public Plaza, the abutting public right of way and
along a desolate stretch of land south of the site on the east side of Sepulveda Boulevard,
thereby creating a integrated landscape gateway to Sherman Oaks. The Project's design
is in substantial conformance with the Specific Plan's landscaping requirements.
• Height Limit (Section 7.E.1.bA)
The Project is located in an area of the Specific Plan within Sherman Oaks which imposes
a height limit of 75 feet. In addition, Mixed-Use projects within this area of the Specific
Plan may qualify for an adjustment to 82 feet in height. The project, as proposed, with a
100-foot maximum height would exceed this height requirement and would require the
approval of a Specific Plan Exception. The recommendation for approval of a project
height at 82 feet would be consistent with the height adjustment allowed for Mixed-Use
projects. While the project is a mixed-use project, because it does not meet the definition
of a Mixed-Use project under the Specific Plan, it would require a Specific Plan Exception.
With the granting of the Specific Plan Exception, the Project, as conditioned, substantially
complies with the applicable regulations, standards and provisions of the Specific Plan.
• Parking (Section 7.F)

.I
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requirement for the project is 208 spaces, based on one parking space per 250
feet of retail use. The Project's parking supply complies with the regulations
Specific Plan

F-52

Parking
parking
square
of the

Section 8. Sign Regulations
The Specific Plan contains a series of regulations governing signs including outlining the
size, shape, Jocation and permitted types of signs. The Applicant submitted a Sign
program that is consistent with the Specific Plan.
Section 10. Transportation Mitigation Standards and Procedures
The Department of Transportation (DOT) reviewed the traffic study for the Project in
conformance with Section 10, Transportation Mitigation Standards and Procedures, of the
Specific Plan. Based upon DOT's review of the Applicant's traffic study for the Project,
DOT determined that the mitigation measures proposed by the Applicant would not reduce
all Project traffic impacts to a less than significant level. In accordance with Paragraphs
A.1 and 0.5 of Section 10, DOT recommended an additional mitigation measure in its
traffic assessment,
which required the Project to contribute
$300,000 for the
implementation improvements to increase parking availability, reduce search times and
relieve traffic congestion; neighborhood calming improvements; and, transit, bicycle,
pedestrian and streetscape improvements and amenities. Accordingly, the Project
complies with the applicable regulations, standards and provisions of the Specific Plan.
Section 11. Project Impact Assessment Fees
Prior to obtaining a building permit, the Project is required to payor guarantee payment of
a "Project Impact Assessment" (PIA) fee for the purpose of funding Specific Plan
improvements,
programs
and services,
including
pedestrian
improvements
and
transportation management organizations. With payment of the PIA fee, the Project will
substantially comply with the applicable regulations, standards and provisions of the
Specific Plan.
20.

That the project incorporates mitigation measures, monitoring measures when
necessary, or alternatives identified in the environmental review which would
mitigate the negative environmental effects of the project, to the extent physically
feasible.
As outlined in the recommended CEQA findings, an Environmental Impact Report, ENV
2004-6000 EIRI SCH # 2004111068, was prepared and certified by the City of Los
Angeles as the Lead Agency in connection with the Advisory Agency's approval of VTT61216.
This document reviewed key environmental impact areas including: Aesthetics,
Air Quality, Biological Resources, Geology and Soils, Hazard and Hazardous Materials,
Hydrology and Water Quality, Land Use, Noise, Population, Housing & Employment,
various Public Services, Transportation and Circulation and Utilities.
The EIR
incorporates a Mitigation Monitoring and Repo.rting Program, which includes mitigation
measures that mitigate the potential significant impacts of the project to the extent
feasible. While the EIR does identify certain significant and unavoidable impacts, the
recommended CEQA findings include a Statement of Overriding Consideration that the
Project's' economic, social, aesthetic and environmental benefits outweigh these significant
unavoidable impacts of the Project.
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OF EIR

The Department of City Planning, acting as Lead Agency, determined that an Environmental
Impact Report ("EIR"), in accordance with State California Environmental Quality Act ("CEQA")
Guidelines Section 15081, would be the appropriate level of review under CEQA for the
proposed project.
The Department of City Planning issued Environmental Impact Report No. ENV-2004-6000-EIR
(State Clearinghouse No. 2004111068)-consisting
of the Draft EIR dated December 2010 and
appendices attached thereto, as well as the Final EIR dated January 2013 and appendices
attached thereto.
The project described below has been completed in compliance with CEOA, Public Resources
Code Section 21000 et seq. in connection with the following approvals granted to M. David Paul
& Associates (the "Applicant").
This Final EIR is being certified in connection with all
discretionary or ministerial approvals and permits required to implement the II Villaggio Toscano
Mixed Use Project (interchangeably, the "Project" or the "proposed project").
Proposed Project
Project Environmental

Setting - Baseline

The environmental impact analysis is conducted against a baseline of existing conditions, I.e.,
the environmental setting. The baseline conditions are set as of the date the City published the
Notice of Preparation ("NOP") for the proposed project on November 12, 2004.
The
Environmental Setting is fully described in Section III of the Draft EIR.
The project site is located in the Sherman Oaks - Studio City - Toluca Lake - Cahuenga Pass
Community Plan area, a highly urbanized regional area in the City of Los Angeles. With the
exception of a single-family residence located at 4804 Peach Avenue, the project site is
currently vacant and graded. The project site was previously graded as part of the removal of a
four-story earthquake-damaged
office building on the northeast portion of the site, 24 multifamily residential units in three two-story buildings on the southeast portion of the site, and 10
single-family detached residential units on the western portion of the site. Existing landscaping
on-site consists of four non-native mature trees. An approximately 26-foot high masonry sound
wall serves as a barrier between the project site and the 1-405 and US-101 freeway interchange.
The project site is located in a highly urbanized area along Sepulveda Boulevard, a major
north/south arterial that serves the community of Sherman Oaks.
Surrounding land uses
consist of predominantly low- to medium-rise commercial and residential buildings with a few
high-rise buildings located nearby along Sepulveda Boulevard.
Specifically, the six-level
parking structure for the Sherman Oaks Galleria, a major retail and office complex, and a twostory motel (777 Motor Inn) are located immediately to the south of the site across Camarillo
Street. Additionally, a four-story multi-family residential complex (referred to as the Grand
Apartments) is located south of the motel (adjacent to the Sherman Oaks Galleria) along
Sepulveda Boulevard, and a 16-story commercial office building is located further to the south.
Multi- and single-family residential uses ranging from one to three stories are located to the east
of the site across Sepulveda Boulevard with single-family residential uses located further east.
The 1-405 and US-101 interchange borders the site to the west and north.
There are two zoning designations on the properties to the south of the site across Camarillo
Street. The property to the southwest is zoned [0] C2-2 and is developed with the Sherman
Oaks Galleria parking structure. The property to the southeast is zoned R4-2L and is developed
with the 777 Motor Inn on the southwest corner of Camarillo Street and Sepulveda Boulevard.
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The property to the south of the motel is developed with the Grand Apartments sitting atop an
at-grade parking garage. The properties to the east across Sepulveda are zoned R3-1 and are
developed with three-story apartment buildings. The properties abutting the site to the west and
north are zoned PF-1XL and are developed with the northbound 405 San Diego Freeway
connector to the eastbound 101 Ventura Freeway.
The Los Angeles County Metropolitan Transportation Authority and Los Angeles Department of
Transportation ("LADOT') operate several bus routes that serve the project area. Five bus
routes have stops within reasonable walking distance (approximately one-half mile or less) of
the project site. There are three Rapid Bus stops within 1,500 feet of the project site providing
access to numerous jobs centers, including the Van Nuys Government Center, Warner Center,
Westwood Village/UCLA and Universal City, as well as access to the Orange and Red transit
lines. The project site is within walking distance to approximately 6.5 million square feet of
commercial office and entertainment uses.
Based on SCAG forecasts from the 2008 Regional Transportation Plan, in 2008, the Community
Plan area had an estimated population of approximately 86,509 residents, 41,856 housing units,
and 47,123 employment positions.
Regional access to the project vicinity is provided by the San Diego Freeway (1-405) and the
Ventura Freeway (US-101). The San Diego Freeway is a north-south oriented freeway located
adjacent to the west of the project site. The Ventura Freeway is the primary east-west freeway
in the project area and is located adjacent to the north of the project site.
The project site is well served by a grid of arterial streets, including Sepulveda Boulevard,
Ventura Boulevard, Van Nuys Boulevard, Burbank Boulevard, Beverly Glen Boulevard, Valley
Vista Boulevard, La Maida Street, and Camarillo Street. Access to the project site is currently
provided by Sepulveda Boulevard and Camarillo Street. Internal site access is provided by
Peach Avenue and La Maida Street, which transect the project site.
Although sidewalks exist on both sides of Sepulveda Boulevard and Camarillo Street,
pedestrian activity around the project site is minimal. No designated bicycle lanes are located
on any of the streets adjacent to the project site.
For purposes of identifying other projects within the environmental setting that may contribute to
cumulative environmental impacts, fifty one (51) small to large projects were identified within the
vicinity of the project site. These projects are described in Table 111-1on page 111-13and are
located on the map presented in Figure 111-1on page 111-16of the Draft EI R. The list of related
projects was compiled from a number of sources, including LADOT's related projects database.
Project Characteristics
The Project characteristics have changed since the commencing environmental review. The
density, intensity, and height of the proposed project have twice been reduced from the original
proposed project.
Original Project
The proposed project studied in the Draft EIR included the development of a maximum of 500
multi-family residential units and approximately 55,000 square feet of neighborhood-serving
commercial uses.
The combined floor area for the residential and neighborhood-serving
commercial uses for the proposed project totaled approximately 708,659 square feet, with a
floor area ratio (FAR) of 3.3: 1.

/
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The residential buildings would be arranged around a main central courtyard, with multiplethemed gardens (e.g., a maze garden, herb garden, orchard garden, poplar garden), on the
plaza level. The courtyards and gardens would be articulated at the ground level by stairs
leading up to the plaza level (i.e., podium) above. Other recreational amenities associated with
the residential uses would include a large pool facility, spa, gym, community rooms, a bocce
court, and lobbies.
In addition, residential units would include private balconies.
In total,
approximately 106,013 square feet of common and private open space would be provided onsite.
The proposed project's neighborhood-serving commercial uses would be located on the ground
level, fronting Sepulveda Boulevard and Camarillo Street. It is anticipated that a neighborhood
specialty grocery store, which would comprise up to approximately 45,000 of the 55,000 square
feet of the neighborhood-serving commercial space, would serve as the Project's anchor tenant
The commercial storefronts and adjacent street frontages would be landscaped and enhanced
with amenities (i.e., paving, seating, decorative light posts) to create a pedestrian-friendly urban
setting. Additionally, a small piazzetta (Le., small, Italian-style plaza) would be located on the
ground level on Sepulveda Boulevard.
The proposed project, as evaluated in the Draft EIR, included a total parking supply of
approximately 1,470 parking spaces, consisting of an estimated 1,000 parking spaces for
project residents, 2.50 parking spaces for residential guests, and 220 parking spaces for retail
visitors.
Parking would be provided within a parking structure that would include two
subterranean levels, one ground level, and one mezzanine level. Primary access to the parking
structure would be provided via a new private two-way roadway along the back side of the site,
(i.e., along the northern/western frontage) extending from Sepulveda Boulevard to Camarillo
Street. This private roadway would provide two driveway access points to the parking structure
along its length and would also serve as emergency access to the back of the site. In addition,
a two-way retail-only driveway, a porte-cochere type driveway for residential drop-off/pick-up,
and two two-way residential-only driveways on Camarillo Street are proposed.
The proposed project would be designed to achieve a silver rating under the U.S. Green
Building Council's Leadership in Energy and Environmental Design (LEED®) green building
program.
To achieve the LEED® silver rating, sustainability measures that address
transportation, water efficiency, and energy efficiency would be incorporated as part of the
Project.
Project construction would require approximately 165,000 cubic yards of grading and soil
export. Construction would require approximately 20 to 23 months to complete.

Reduced Project
In response to public comments received regarding the Draft EIR, the proposed project was
revised. The revised project identified and evaluated in the Final EIR involves reducing the
number of residential units from 500 units to 399 units, expanding the publicly accessible plaza
from 2,300 square feet to 13,000 square feet along the Sepulveda Boulevard frontage, and
reducing the proposed project's 55,000 square feet of neighborhood-serving
retail by 3,000
square feet to 52,000 square feet of retail. Furthermore, the building heights along Sepulveda
Boulevard have been reduced based on distance from the Sepulveda Boulevard property line.
Additional changes in response to public comments include an 18-inch setback on Camarillo
Street and along portions of Sepulveda Boulevard, the inclusion of a pedestrian entrance to the
retail uses from the ground level parking along Camarillo Street, the inclusion of an open air
colonnade along Sepulveda Boulevard, and the inclusion of landscaped gardens that extend
from the interior residential levels to Sepulveda Boulevard. Expanding the size of the publicly
accessible ground level plaza up to approximately 13,000 square feet along the Sepulveda
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Boulevard frontage would exceed the maximum permitted front yard setback of 10 feet along
this portion of the Sepulveda Boulevard frontage. The publicly-available plaza is proposed to
include tables, chairs, benches, and planters with native landscaped vegetation.
With the proposed reduction in residential units and neighborhood-serving commercial uses, the
proposed project's parking supply would be reduced from approximately 1,470 parking spaces
to approximately 1,206 parking spaces, including 798 parking spaces for project residents, 200
parking spaces for residential guests, and 208 parking spaces for retail visitors.
Also in
connection with the reduction in the number of residential units, the amount of open space
within the project site for residents would be reduced from approximately 106,013 square feet to
approximately 93,500 square feet.

,
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Based on the modifications to the Project proposed by the Applicant, several of the requested
Specific Plan exceptions set forth in the Draft EIR have been revised or are no longer
applicable. Specifically, with the proposed reduction in residential units and commercial uses,
the Applicant has reduced the proposed project's floor area ratio of 3.3: 1 to 2.75:1. Accordingly,
the Applicant's request for exception from Specific Plan Section 6. BA has been revised to
reflect the proposed project's reduction in floor area ratio from 3.3: 1 to 2.75: 1. With this
modification, the combined floor area for the proposed project's residential and neighborhoodserving commercial uses would be reduced from approximately 708,659 square feet to
approximately 582,359 square feet. In addition, with the inclusion of an i8-inch setback on
Camarillo Street and along portions of Sepulveda Boulevard, the request for exception from
Specific Plan Section 7.A.2.a is no longer required. However, in order to accommodate an
expanded publicly accessible ground level plaza along Sepulveda Boulevard, the Applicant is
requesting an exception from Specific Plan Section 7.A.2.a to exceed the front yard setback
along a portion of the Sepulveda Boulevard frontage. Furthermore, the request for exception
from Specific Plan Section 7.B.1 has been revised to reduce the lot coverage of 83 percent at
grade to 78.5 percent at grade. Finally, with the revision to fully enclose the parking structure
along Camarillo Street, the request for exception from Specific Plan Section 7.D.2.b would be
eliminated. These proposed changes to the Project would reduce the overall environmental
impacts of the proposed project compared to the Project studied in the Draft EIR.
Approved Project
The Reduced Project has been further reduced from 399 units to 325 units and the floor area
ratio has been reduced from 2.75: 1 to 2:25: 1. Maximum height has been reduced from the 100
feet sought by the Applicant to a maximum of 82 feet approved by the City Planning
Commission.
In addition, at its April 25, 2013 hearing on this matter the City Planning Commission added
landscaping to the pool deck and increased the tree wells to a minimum of 7 feet along the
project boundary abutting the 405..:to101 Freeway Interchange.
Project Approvals
The Applicant requests approval of the following discretionary actions (collectively, the "Project
Approvals"):
1) Pursuant to Los Angeles Municipal
Code (L.A.M.e.) Section 1.2.32 F and Q, the
Applicant requests a Vesting Zone and Height District change from (Q)CR-1 L, (Q)P-1 L, R31L and R1-1L to the C2 zone and to Height District 2D.
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2) Pursuant to L.A.M.e. Section 11.S.7.F, the Applicant requests the following
from the Ventura-Cahuenga Boulevard Corridor Specific Plan sections:

Exceptions

a) Section 6.B.4, which restricts the floor area of a project to 1.5 to 1. The Applicant is
requesting a floor area ratio of up to 2.25 to 1.
b) Section 7.A.2.a, which prohibits front yard setbacks in excess of 10 feet. The Applicant
is requesting to exceed the front yard setback by 59 feet for 137 lineal feet of the
project's approximate 461 lineal foot Sepulveda Boulevard frontage to accommodate
portions of an approximately 13,000 square foot public plaza, which is approximately 69
feet deep and approximately 137 feet wide.
d) Section 7.B.1, which restricts the maximum lot coverage to 75%.
requesting maximum lot coverage of 78.5% at grade.
f)

The Applicant

is

Section 7.E.1. b.4, which limits the building heights in this sub-area to 75 feet. The
Applicant is requesting a maximum building height of 82 feet over approximately 32% of
the site.

3) Pursuant to L.A.M.e. Section 11.S.7 e, the Applicant requests approval of the project for
compliance with the Ventura/Cahuenga
Boulevard Corridor Specific Plan with the
exceptions identified above.
4) Pursuant to L.A.M.e.. Section 12.24 W 1, the Applicant requests permission to sell a full line
of alcoholic beverages for off-site consumption in conjunction with a retail grocery store.
5) Pursuant to L.A.M.e. Section 17.01, the Applicant requests approval of Vesting Tentative
Tract Map (Tract No. 061216) to merge the land into a single ground lot, with 9 airspace
lots.
a) The subdivision will create one ground lot and 9 airspace lots which will include the
following uses:
i)
ii)
iii)
iv)
v)
vi)

Lot 1: contains the ground lot, fire lane and common access courtyard located
proximate to Sepulveda Boulevard;
Lots 2 - 6: contain the commercial uses fronting Sepulveda (except for the grocery
store);
Lot 7: contains the floor area within the grocery store;
Lot 8: contains the commercial and guest parking;
Lot 9: contains the residential parking spaces, the loading dock and various vertical
penetrations throughout the building; and
Lot 10: contains the residential units and lobby;

b) The Applicant requests permission to vacate La Maida Street and Peach Avenue.
c) The Applicant requests approval of a Haul Route.
d) The Applicant is requesting that Sepulveda be defined as the front yard and the
remaining two yards be defined as side yards.
6) Pursuant to L.A.M.e. Section
the Site Plan Review findings.

16.05, the Applicant requests that the decision-maker

make

7) Pursuant to various sections of the L.A.M.C., the Applicant will request approvals and
permits from the Building and Safety Department (and other municipal agencies) for project

,
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construction actions including, but not limited to the following:
shoring, grading, foundation, building, and tenant improvements.
8) Pursuant to Section 21082.1 (c) of the Public
Environmental Impact Report and the adoption
Considerations.

demolition,

excavation,

Resources code, Certification of the
findings and Statement of Overriding
I

j

CEQA Process
The City circulated a Notice of Preparation ("NOP") for the proposed project on November 12,
2004, for a 30-day comment period.
In addition, a public scoping meeting was held on
November 30, 2004, to receive written and verbal comments on the scope and content of the
Draft EIR. The Initial Study, NOP, and comment letters received during the NOP comment
period are included in Appendix A of the Draft EIR.
The Project traffic study was done in 2008 and included a comprehensive related projects list.
The 2008 related projects database in the traffic study and EIR was large and extensive,
analyzing 51 related projects within an approximate 3.5-mile radius of the Project site. A radius
of 1.5-2.0 miles is typically used in most traffic studies.
As a result, the traffic study
conservatively assumed higher traffic volumes from related projects. While it is expected that
some of the related projects have not proceeded or have been downscaled due to the economic
recession that began in 2008, the trips from all of these projects are still included in the analysis
of future traffic volumes.
In addition, a generous ambient traffic growth factor of two percent
per year was used at the time of the original traffic study, accountinqfor potential projects not
yet proposed at the time the related projects database was developed. In 2010, the traffic study
was updated to reflect a revised buildout year for the project and, as part of that update,
additional ambient growth again was added to the counted traffic volumes, consistent with
LADOT-approved methodologies for traffic study updates. No projects were removed from the
2008 related projects list.
Based on public comments in response to the NOP, the Initial Study and a review of
environmental issues by the City, the Draft EIR analyzed the following environmental impact
areas:

•

Aesthetics

•

Air Quality

•

Biological Resources

•

Geology and Soils

•

Hazards and Hazardous Materials

•

Hydrology and Water Quality

•

Land Use

•

Noise

•

Population, Housing, and Employment

•

Public Services - Police Protection
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•

Public Services - Fire Protection

•

Public Services - Public Schools

•

Public Services - Parks and Recreation

•

Public Services - Libraries

•

Transportation and Circulation

•

Utilities - Water Supply

•

Utilities - Wastewater

•

Utilities - Solid Waste
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The Draft EIR was circulated from December 16, 2010, to February 7, 2011. In addition, in
response to requests from the public, the comment period was extended to March 7, 2011.
Thus, the public review period exceeded the 4S-day public comment period required by CEQA.
Following the Draft EIR public comment period, the Final EIR was prepared that addresses the
environmental effects associated with implementation of the proposed project,identifies feasible
mitigation measures and alternatives that may be adopted to reduce or eliminate these impacts,
and includes written responses to all comments received on the Draft EIR. Responses were
sent to all public agencies that made comments on the Draft EIR at least 10 days prior to
certification of the Final EI R pursuant to CEQA Guidelines Section 1S088(b). The Final EIR was
also made available for review on the City's website. Electronic copies of the Final EIR were
also made available at four libraries and the City of Los Angeles Department of Planning.
Notices regarding availability of the Final EIR were sent to those within a SOO-foot radius of the
project site as well as individuals that attended the scoping meeting and provided comments
during the NOP comment period.

A duly noticed public hearing on the project was held by the City's Deputy Advisory Agency and
a Hearing Officer on February 19, 2013. Both written and oral comments were received in
conjunction with the February 19 hearing. Final EIR Supplemental Responses to February
2013 Comments ("Supplemental
Responses
to Comments")
were prepared by Matrix
Environmental with technical reports attached. The Supplemental Responses to Comments
include an update of traffic impacts to 201S as well as technical reports responding to air quality,
noise, and traffic concerns.
The Advisory Agency certified the Final EIR, adopted findings pursuant to CEQA, and approved
Vesting Tentative Tract Map (VTT-61216) on March 29,2013. The Tract Map was appealed in
its entirety-including
an appeal of the EIR Certification-on
April S, 2013. On April 24, 2013,
one day before the City Planning Commission was scheduled to hear the appeal, the Appellant
submitted to the City Planning Commission a 16-page letter dated April 23, 2013 with
approximately 60 pages of attachments.
On April 25, 2013, the City Planning Commission held a duly-noticed public hearing to consider
the Tract Map appeal and consider whether to approve the remaining project approvals: CPC2010-3152- ZC-HD-SPE-SPR-SPP-CUB.
At the April 25, 2013 hearing testimony was received
from the Applicant and its representatives, the Appellant's representative, and members of the
public. Following public testimony, the City Planning Commission certified the EIR, adopted
CEQA findings, imposed additional conditions upon the project, and approved the project.
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The Applicant had previously submitted an Economic Impact Analysis of the project dated
August 2012 and prepared by the Los Angeles Economic Development Corporation, which set
forth evidence of the economic benefits of the project. In response to the reductions in the
project approved by the City Planning Commission, the LAEDC updated the Economic Impact
Analysis. The Applicant submitted updated analysis, dated May 2013, to the City Planning
Department.
The Final EIR consists of the Project Environmental Assessment Form, the Initial Study, the
Draft EIR and appendices attached thereto, and the Final EIR and appendices and errata
attached thereto, and Supplemental Responses to Comments and appendices attached thereto.
The Administrative Record shall consist of the Final EIR, the Project Approvals applications, the
Project Approvals determinations, the record of any public hearings or proceedings, and all
public statements and comments whether written or oral submitted at public hearings, including
any administrative appeals. The Administrative Record shall not consist of any draft or
screencheck versions of the Draft or Final ErR, or of any internal correspondences within the
City Planning Department or any other agency of the City that are part of the City's internal
deliberative process. The Administrative Record shall not consist of any privileged attorneyclient communication or work product by and between the City Attorney and any employees or
officials of the City.
Required CEQA Findings
Section 21081 of the California Public Resources Code and Section 15091 of the State CEQA
Guidelines (the "Guidelines") require a public agency, prior to approving a project, to identify
significant impacts of the project and make one or more of three possible findings for each of
the significant impacts.
•

The first possible finding is that "changes or alterations have been required in, or
incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1));
and

•

The second possible finding is that "such changes or alterations are within the
responsibility and jurisdiction of another public agency and not the agency making the
finding. Such changes have been adopted by such other agency or can and should be
adopted by such other agency." (Guidelines Section 15091 (a)(2); and

•

The third possible finding is that "specific economic, legal, social, technological, or other
considerations,
including provision of employment opportunities for highly trained
workers, make infeasible, the mitigation measures or project alternatives identified in the
final EIR." (Guidelines, Section 15091 (a)(3».

The Department of City Planning served as the Lead Agency under CEQA with respect to the
proposed project and based on all the foregoing information, where applicable the City decisionmaker must find that:
1.

Pursuant to Public Resources Code Section 21081(a)(1), that changes or
alterations have been required in, or incorporated into, the project which mitigate or
avoid the significant effects on the environment as identified in the Final EIR; and

2.

Pursuant to State CEQA Guidelines Section 15091(a)(1), that changes or
alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental effects as identified in the Final

;'
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EIR; and
3.

The Final EIR has been completed in compliance with CEQA and is adequate
under CEQA for approval of the actions necessary to implement the project and all
other City permits, entitlements, and discretionary approvals for the project; and

4.

Project alternatives that substantially reduce or avoid the project's
environmental impacts are rejected as infeasible.

significant

The City hereby finds that each and all of the Findings and Determinations contained in this
document are based upon competent and substantial evidence, both oral and written, contained
in the entire record relating to the Project and the Final EIR. The Findings and Determination
constitute the independent Findings and Determinations of the City in all respects and are fully
and completely supported by substantial evidence.
All of the language included in this
document constitutes Findings by the City, whether or not any particular sentence or clause
includes a statement to that effect. All summaries of information and the Findings to follow are
based on the Final EIR, the Project (and every component thereof), and/or other evidence in the
record. The absence of any particular fact from any such summary is not an indication that a
particular Finding is not based in part on that fact. The summaries of information below are only
summaries. Cross-references to the Draft and Final EIR and other evidence in the record have
been made where helpful, and reference should be made directly to the Final EIR, and other
evidence in the record for more precise information regarding the facts on which any summary
is based. In addition, unless noted or stated otherwise, the rationale for the Findings is that set
forth in the Final EIR (including the responses to comments), or elsewhere in the administrative
record.
Section 21081 of the California Public Resources Code and Section 15093(b) of the CEQA
Guidelines provide that when the decisions of the public agency allows the occurrence of
significant impacts identified in the Final EIR that are not substantially lessened or avoided, the
lead agency must state in writing the reasons to support its action based on the Final EIR and/or
other information in the record. Article I of the City's CEQA Guidelines incorporates all of the
State CEQA Guidelines contained in Title 15, California Code of Regulations, Sections 15000 et
seq. and thereby requires, pursuant to Section 15093 (b) of the CEQA Guidelines, that the
decision maker adopt a Statement of Overriding Considerations at the time of approval of a
project if it finds that significant adverse environmental effects identified in the Final EIR cannot
be substantially lessened or avoided.
The City hereby adopts each of the above-referenced
A.

environmental findings as follows:

Impacts Found to be Less than Significant (No Significant
and No Mitigation Required)

Impacts Would Occur

The following impact areas were concluded by the EIR to be less than significant prior to
mitigation, and based on that analysis and other evidence in the administrative record relating to
the project, the City finds and determines that, based on substantial evidence, the following
environmental impact categories will not result in any significant impacts and that no mitigation
measures are needed:

1. Aesthetics
AeslheticsNisual

Quality

-Shott- Term Construction

/
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During construction of the proposed Project, the project site's visual appearance would be
altered due to site preparation activities and the construction of project buildings. However,
temporary fencing would be placed along the periphery of the project site to screen views of the
construction activity from the ground level. Project construction activities may require the
removal of several mature street trees bordering the site along Sepulveda Boulevard and
Camarillo Street, thereby temporarily reducing the visual quality of these streets adjacent to the
project site. However, removal of trees is necessary to implement the project's proposed
landscaping plan, which would replace all street trees and would incorporate street frontage
improvements, such .as decorative paving on the sidewalks and the planting of new trees,
shrubs, and turf. In this respect, the aesthetic impacts to trees during construction must be
considered in the context of the Project's overall landscaping plan. Since the loss of street trees
would be part of the Project landscape plan and removed trees would ultimately be replaced,
the removal of street trees during construction would not result in a significant impact.
Visible construction activities would also include truck traffic to and from the site. However, the
impact of construction trucking would not significantly impact the visual quality of the area, since
major roadways are intended to accommodate a range of vehicle types, including trucks
incidental to construction and deliveries.
Furthermore, construction-related visual impacts
would only occur on a short-term basis .. The Project would not substantially alter, degrade or
eliminate the existing visual character of the area. Thus, construction-related visual quality
impacts would be less than significant
-Operation
The existing structure on the project site is an aging residence, which does not possess notable
aesthetic features nor contribute to a high visual quality of the surrounding
area.
Implementation of the proposed project would remove and replace the existing on-site
residence with a series of new buildings and associated landscape improvements. Although the
Project would develop new buildings up to 82 feet in height, the proposed building heights would
not present a sharp contrast with surrounding developments, particularly given the diversity of
building heights in the area. Surrounding development consists predominantly of low- to midrise buildings with high-rise structures present along Sepulveda Boulevard and throughout the
Ventura Boulevard commercial corridor.
With such variations in building heights in the
surrounding locale, the Project's building heights would visually blend into the urban
environment. The proposed Project would be only marginally taller than the adjacent parking
and residential structures to the immediate south, and substantially shorter than the office tower
further to the south. Furthermore, although the Project would be taller than the one to three
story residential and commercial uses to the east, Project building heights would generally be
buffered by the six lanes of Sepulveda Boulevard.
Lastly, the elevated 1-405 and US-101
interchange, would buffer the Project's building heights from off-site land uses located to the
west and north. Overall, the Project would contribute to the diversity of building heights and
would not detract from the existing valued aesthetic quality of the project area. Thus, project
implementation would alter the existing visual character of the project site from an underutilized
property with blighting influences (i.e., graffiti) to a new, contemporary development providing a
cohesive mix of residential and neighborhood-serving commercial uses.
The residential buildings would be arranged around a main central courtyard, with gardens, on
the plaza level, creating new open space areas and passive recreational uses for the enjoyment
of project residents. The courtyards and gardens would be articulated at the ground level by an
outdoor piazzetta and stairs leading up to the plaza level (i.e., podium) above. A colonnade
along Sepulveda Boulevard would be included to enhance the architectural tacade.
Overall, the Project would not alter, degrade., or eliminate the existing valued visual character of
the area. Specifically, the Project would not remove or alter existing features or elements that

f
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substantially contribute to the area's valued visual character nor convert a large area of visible
natural open space.
Furthermore, the Project would not introduce inappropriate contrast
between the proposed project elements and existing features that embody the surrounding
area's valued aesthetic image. Therefore, the Project would not substantially detract from the
existing style or image of the Sherman Oaks community.
Project impacts on visual quality
would be less than significant.
,
/

Views
The Project site currently does not contain any scenic resources. Views of the Project site
consist of a primarily vacant and graded site with one aging single family residence. Due to the
site's relatively flat topography, its adjacency to the elevated 1-405 and US-101 interchange, and
the presence of existing low- to mid-rise buildings along Sepulveda Boulevard and Camarillo
Street, the project site does not offer any valued views or occupy a substantial portion of any
scenic viewshed.
Additionally, most long-range views in the surrounding project area are
obstructed or at least partially obstructed by existing development and/or the surrounding
freeway infrastructure.
Views are thus, limited to the immediate urban built environment.
Therefore, development of the Project with buildings up to 82 feet in height would not result in
the obstruction of valued views on-site or off-site since such views are not currently available.
The Project would not have a substantial effect on a scenic vista or alter views from a
designated scenic highway, and would not substantially obstruct an existing view of a
prominent, valued visual resource. Therefore, project impacts to views would be less than
significant.
Light and Glare
Due to the heavily urbanized character of the area, particularly along the active commercial
corridor of Sepulveda Boulevard, the surrounding area currently exhibits medium to high
ambient nighttime lighting levels.
The proposed project would introduce new illumination
sources including interior and exterior lighting for wayfinding, security, parking, signage,
architectural highlighting, and landscaping purposes.
Lighting introduced along the eastern
facade of the proposed buildings on Sepulveda Boulevard would be designed to minimize light
spillover to residences located across Sepulveda Boulevard through the use of shielding, cut-off
fixtures, or similar measures.
In addition, all exterior project lighting would comply with
applicable regulations contained within the LAMC and the Sherman Oaks Streetscape Plan and
Design Guidelines. Furthermore, given the degree of ambient lighting that currently exists in the
project area, the Project's proposed lighting levels would not substantially increase the existing
ambient nighttime light levels.
Glare is currently generated by existing buildings, vehicle windows, and other reflective surfaces
in the area. The facades of the buildings would include plaster siding and would not contain
highly reflective materials. Windows consisting of low-reflectivity glass would be utilized to
minimize off-site glare. As vehicular parking on the site would be enclosed within a parking
facility, automobile-related glare impacts to any off-site sensitive uses would not occur. Thus,
any potential glare effects would be insignificant.
Overall, the proposed project would not create a new source of substantial light or glare that
would adversely affect adjacent light-sensitive areas or a new source of glare that would
substantially affect day or nighttime views in the area. Therefore, project impacts associated
with light and glare would be less than significant.
Shading
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The nearest shadow sensitive receptors to the project site are the residential uses located to the
east of the project site across Sepulveda Boulevard.
Worst-case scenario shade/shadow
simulations for the winter solstice, spring equinox, summer solstice, and fall equinox indicate
that the greatest off-site shading would occur during the winter solstice.
However, project
shading on sensitive uses during the winter would not occur for more than the significance
threshold of three hours between the time frame of 9:00 a.m. and 3:00 p.m. During the spring
equinox and summer solstice, respectively, shading on the residential uses to the east would be
very limited. During the fall equinox, noticeable shading would be experienced by the first row
of residential properties to the east between the hours of 2:00 p.m. and 5:00 p.m. However, the
Project's shading impacts on shadow sensitive uses during the fall would not occur for more
than the significance threshold of four hours between the timeframe of 9:00 a.m, and 5:00 p.rn.
In summary, based on the shading simulations for the four seasons which are provided in
Figures IV.A-11 through IV.A-14 in Section IV.A, Aesthetics, the project would result in less than
significant shading impacts.
Consistency with Applicable Policies
The design of the Project would be consistent with the Community Plan and the Sherman Oaks
Streetscape Plan and Design Guidelines. With regard to consistency with the Specific Plan, the
Project would require Specific Plan exceptions enumerated above. The Specific Plan includes
express provisions for granting exceptions to the Specific Plan. Therefore, seeking exceptions
to the Specific Plan would not be inconsistent with the Specific Plan. Additionally, granting of
the Specific Plan exceptions would be consistent with the Specific Plan's procedural
requirements. Merely requesting Specific Plan exceptions does not render every inconsistency
with the Specific Plan a potentially significant aesthetic impact because prior to granting the
requested exceptions, the City considers compatibility and aesthetics with the required findings,
and such findings include substantial evidence that the inconsistencies do not result in material
adverse effects. The aforementioned Specific Plan exception findings are incorporated herein
by reference. Project aesthetic impacts relative to consistency with applicable regulations or
plans would be less than significant.
Cumulative Impacts
The cumulative analysis of aesthetics, views, light and glare, and shading considered 51 related
projects.
Similar to the proposed project, the related projects consist of infill development
projects located in already urbanized areas. Of the related projects, the closest related project
is Related Project No. 23, a mixed-use residential and commercial project located at 1521215222 Ventura Boulevard located approximately 0.30 mile to the southeast of the project site.
This related project would also be subject to the design standards and regulations of the
Community Plan, Specific Plan, and Sherman Oaks Streetscape Plan and Design Guidelines.
Therefore, it is not reasonably foreseeable that this related project would remove or alter
aesthetic elements that contribute to the valued character of the surrounding area or would
contrast with the existing visual environment. Development of the other related projects would
not cause cumulative aesthetic impacts as these related projects are not visible from the project
area due to either distance and/or existing intervening development.
With regard to views, only Related Project No. 23 is located within the same viewshed as the
Project (i.e., along Sepulveda Boulevard) so as to contribute to cumulative impacts on views.
However, valued views in the project area are not currently available due to existing intervening
development.
Therefore, development of Related Project No. 23 and the proposed project
would not result in a significant impact on valued views.
Development of the proposed project as well as the other related projects would cumulatively
introduce new or expanded sources of artificial light. As the project area is located in a highly
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urbanized area, the additional artificial light sources introduced by the related projects and the
proposed project would not significantly alter the existing medium-high to high lighting
environment. Due to the distance of the related projects from the Project, the lighting and glare
of the Project and these other related projects would not exceed the established thresholds of
significance.
As such, cumulative light and glare impacts are concluded to be less than
significant.
I

i

None of the identified 51 related projects are located adjacent to the project site or within close
proximity to the project site such that shading on the same sensitive uses would occur.
Therefore, no cumulative shade/shadow impacts would occur relative to shadow sensitive uses.

2. Agricultural Resources
The Project site is located in an urbanized setting. No agricultural uses or related operations
are present within the site or surrounding area. Therefore, the proposed project would not result
in impacts to Prime Farmland, Unique Farmland, or Farmland of Statewide Importance, and no
further evaluation of this issue was necessary in the Draft EIR.
The Project site is zoned IQ]CR-1 L (Limited Commercial), R3-1 L (Multiple Dwelling), R1-1 L
(One-Family), and [Q]P-1 L (Automobile Parking). No agricultural zoning is present on-site and
in the surrounding area, and no nearby lands are enrolled under the Williamson Act. Therefore,
no conflict exists with regard to agricultural zoning or Williamson Act contracts.
No impact
would occur, and no evaluation of this issue was necessary in the Draft EIR.
Since there are no agricultural uses or related operations on or near the Project site, the
proposed project would not involve the conversion of farmland to other uses, either directly or
indirectly. Therefore, no impacts to agricultural land or uses would occur, and no further
evaluation of this issue was necessary in the draft EIR.

3. Air Quality
Final EIR Section II.B.IV.B adds an in-depth survey of studies and literature regarding the
potential health impacts of air pollutants, as well as public welfare and ecological effects of
various air pollutants. This additional information does not change the proposed project air
quality impact conclusions set forth in the Draft EI R, but amplifies the background information
regarding those impacts.
Construction - Toxic Air Contaminants; Cumulative Impacts
The greatest potential for toxic air contaminants (TAC) emissions during construction would be
related to diesel particulate emissions associated with heavy equipment operations for grading
and excavation activities. The proposed project would not result in a long-term (i.e., 70 years)
substantial. source of TAC emissions. In addition, there would be no residual emissions after
construction and corresponding individual cancer risk. As such, project-related toxic emission
impacts during construction would be less than significant.
Similar to the proposed project, the greatest potential for TAC emissions at each related project
would involve diesel particulate emissions associated with heavy equipment operations during
grading and excavation activities. Given that the proposed project contribution to cancer risk
from construction activities would be less than significant and is a localized impact, related
projects that have not already been built would not result in a long-term (i.e., 70 years)
substantial source of TAC emissions with no residual emissions after construction and
correspondinqindividual
cancer risk. Thus, TAC emissions from the related projects are
anticipated to be less than significant individually and cumulatively.
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Construction - Odors; Cumulative Impacts
Potential sources that may emit odors during construction activities include the use of
architectural coatings and solvents.
Via mandatory compliance with SCAQMD Rules, no
construction activities or materials are proposed which would create objectionable odors.
Therefore, no construction-related odor impacts would occur and no mitigation measures would
be required.
Also similar to the proposed project, potential sources that may emit odors during construction
activities at each related project would include the use of architectural coatings and solvents.
Via mandatory compliance with SCAOMD Rules, it is anticipated that construction activities or
materials used in the construction of the related projects would not create objectionable odors.
Thus, odor impacts from the related projects are anticipated to be less than significant unto
themselves, as well as cumulatively in conjunction with the proposed Project.
Operation - Cumulative Toxic Air Contaminant Impacts
With respect to TAC emissions, the proposed project or any of the identified related projects
(which are largely residential, restaurant, retail/commercial, and institutional developments),
would not represent a substantial source of TAC emissions. Uses typically associated with TAC
emissions include large-scale industrial, manufacturing, and transportation hub facilities. Based
on recommended screening level siting distances for TAC sources, as set forth in the California
Air Resources Board's Land Use Guidelines, the proposed project and related projects would
not result in a cumulative impact requiring further evaluation. However, the proposed project
and each of the related projects would likely generate minimal TAC emissions related to the use
of consumer products, landscape maintenance activities, among other things.
Pursuant to California Assembly Bill 1807, which directs the CARB to identify substances such
as TAC and adopt airborne toxic control measures (ATCMs) to control such substances, the
SCAQMD has adopted numerous rules (primarily in Regulation XIV) that specifically address
TAC emissions. These SCAQMD rules have resulted in and will continue to result in substantial
Basin-wide TAC emissions reductions. As such, cumulative TAC emissions during long-term
operations would be less than significant. In addition, the proposed project would not result in
any sources of TACs that have.
Operation - Localized Operation Impacts
Project-generated traffic volumes are forecasted to have a negligible effect on the projected 1hour and 8-hour CO concentrations at the intersections studied. Since a significant impact
would not occur at the intersections operating at the highest VIC ratio, no significant impacts
would occur at any other analyzed roadway intersection as a result of project-generated traffic
volumes. Thus, the proposed project would not cause any new or exacerbate any existing CO
hotspots, and, as a result, impacts related to localized mobile-source CO emissions would be
less than significant.
A freeway CO analysis was completed to ascertain potential impacts to the project site from the
US-101/1-405 interchange. Sensitive receptors on the project site would be exposed to 1-hour
and 8-hour CO levels of 7.4 and 7.0 ppm respectively. These levels are below the 1-hour and
8-hour CO standards and, therefore, the US-101 and the 1-405 would not cause local CO
emissions to exceed the prescribed threshold at the project site.
The proposed. project may include the installation and operation of diesel-fired generators for
emergency power generation.
Compliance with SCAOMD Rules and Regulations regarding
stationary-source combustion equipment would ensure that contributions to localized PM10

;'
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concentrations remain below the 2.5 IJg/m3 significance threshold.
Compliance with existing
applicable laws or regulations that regulate conduct for the purpose of reducing environmental
impacts may be assumed in CEOA analysis, and compliance with such laws or regulation need
not be set forth as mitigation. Therefore, any potential impacts would be less than significant.
Operation - Toxic Air Contaminants On-Site Sources
The primary sources of potential air toxics associated with proposed project operations include
diesel PM10 from delivery trucks (e.g., truck traffic on local streets and on-site truck idling) and
emergency backup generators.
Potential localized air toxic impacts from on-site sources of
diesel particulate emissions would be minimal since the proposed uses are not typically
associated with heavy-duty trucks trips to the site. However, in the event that a small number of
trucks access the project site, they would be required to limit idling to 5 minutes while on-site'.
Based on the limited activity of the toxic air contaminant sources, the proposed project would
not warrant the need for a health risk assessment associated with on-site activities, and, in this
regard, potential air toxic impacts would be less than significant.
Typical sources of acutely and chronically hazardous toxic air contaminants include industrial
manufacturing processes, automotive repair facilities, and dry cleaning facilities. The proposed
project would not include any of these potential sources, although minimal emissions may result
from the use of consumer products.
As such, the proposed project would not release
substantial amounts of toxic contaminants, and no significant impacts on human health would
occur. Based on the limited activity of the toxic air contaminant sources, the proposed project
does not warrant the need for a health risk assessment, and potential air toxic impacts would be
less than significant.
Operation - Odors; Cumulative Impacts
The proposed project does not include any uses identified by the SCAOMD as being associated
with odors. Thus, potential odor impacts would be less than significant.
Neither the proposed project nor any of the related projects (which are primarily general office,
residential, retail, and restaurant uses) have a high potential to generate odor impacts.'
Furthermore, any related project that may have a potential to generate objectionable odors
would be required by SCAOMD Rule 402 (Nuisance) to implement Best Available Control
Technology to limit potential objectionable odor impacts to a less than significant level. Thus,
potential odor impacts from related projects are anticipated to be less than significant
individually and cumulatively.

According to the SCAQMD CEQA Air Qual.ity Handbook, land uses associated with odor complaints typically
include agricultural uses, wastewater treatment plants, food processing plants, chemical plants, composting,
refineries, landfills, dairies, and fiberglass molding.

/
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Operation - Global Climate Change; Cumulative Impacts
The proposed project contains design features that would reduce the Project emissions profile
and would represent improvements above what can be considered "business as usual." The
proposed project would be designed to achieve a silver rating under the U,S. Green Building
Council's Leadership in Energy and Environmental Design (LEED®) green building program. To
achieve the LEED® silver rating, sustainability measures that address transportation, water
efficiency, and energy effi.ciency would be incorporated as part of the project. In addition, the
very nature of the Project, urban infill located in a transit rich area, further improves the project's
GHG reducing potential. The Project would be consistent with the goals set forth in AB32, as
well as in CARB's sea ping plan. The project's GHG emissions reductions compared to the BAU
scenario constitute an equivalent or larger break from "business-as-usual" then has been .'
determined by CARB to be necessary to meet Assembly Bill 32's goals.
Therefore, the
proposed project will not have a significant impact on the global climate change due to its
greenhouse gas emissions.
The proposed project, by implementing project features and GHG reducing measures, results in
a net decrease in GHG emissions when compared with business as usual. In addition, the City
of Los Angeles is also taking direct action to reduce emissions from all utility users and improve
transportation citywide. Therefore, due to the incremental amount of GHG emissions estimated
for this project, the fact that estimated operational emissions are likely overstated, the lack of
any evidence for concluding that the Project's GHG emissions could cause any measurable
increase in global GHG emissions necessary to force g.lobal climate change, and the fact that
the Project incorporates design features to reduce potential GHG emissions that are consistent
with the goals of AB 32, the CAT Report strategies, and the City of Los Angeles' strategies, the
Project is not considered to have a significant impact with respect to global climate change on a
cumulative basis.
SCAQMD Handbook Policy Analysis
While development of the proposed project would result in short-term regional impacts, Project
development would not have a long-term impact on the region's ability to meet state and federal
air quality standards, The proposed project would comply with SCAQMD Rule 403 and would
implement all feasible mitigation measures for control of NOx, PM10 and PM2.5. Also, the project
would be consistent with the goals and policies of the Air Quality Management Plan (AQMP) for
control of fugitive dust. The Project's long-term influence would also be consistent with the
goals and policies of the AQMP and is, therefore, considered consistent with the SCAOMD's
AQMP.
City of Los Angeles Policies
The proposed project would be consistent with City of Los Angeles air quality policies, as it
implements the air quality goals and policies set forth in the City's General Plan. Development
of the proposed project at the proposed site location offers the opportunity to provide residential
uses within a high.ly urbanized regional employment center and adjacent to a regional shopping
center.
The Project would support the reduction of air emissions via its use of existing
infrastructure, proximity to existing regional and local transit facilities, the provision of
pedestrian-scale street frontages, and location near existing commercial uses that would meet
many of the needs of the project's future residents.
Overall, no significant impacts would occur as a result of project development with respect to
compatibility with applicable air quality policies as set forth in the City's General Plan Air Quality
Element.
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4. Biological Impacts
Cumulative Impacts
The majority of the 51 related projects are located at a sufficient distance from the project site
so as to not cause potential cumulative impacts to raptors in the area. However, three related
projects are located within a half mile of the project site. The urbanized nature and sizes of
these sites, along with their lack of seclusion, would prevent raptor hunting and breeding.
Therefore, current and future use of these sites by raptors is unlikely. In addition, all of the
related projects would be required to comply with the Migratory Bird Treaty Act, as well as the
City ordinances for protected trees and street trees.
As a result, cumulative impacts to
biological resources would be less than significant.
5. Cultural Resources
Attachment B Section V of the November 2004 Initial Study provided substantial evidence
showing that potentially significant impacts to cultural resources were not reasonably
foreseeable as result of the proposed project. As part of this Initial Study, the properties within
the Project site have been formally assessed for historical significance for the purposes of
CEQA compliance. A records search was conducted by the South Central Coastal Information
Center (SCCIC) at California State University, Fullerton to identify previously recorded
prehistoric and historic resources in and around the project site. This search included a review
of the National Register of Historic Places (National. Register) and its annual updates, the
California Historical Resources Inventory database maintained by the California Office of
Historic Preservation (OHP), and the City of Los Angeles Historic-Cultural Monuments register.
The records search indicated that there are currently no previously identified federal or state
level designated or eligible prehistoric or historic resources within or near the project site. There
is, however, one City of Los Angeles Historic-Cultural Monument located outside of the project
site, but within 0.5 mile of it. This resource is identified as the "Tower of Wooden Pallets"
(monument number 184). This historic resource is far enough away from the proposed project
site as to not be directly or indirectly impacted by the Project's implementation.
A review of survey data collected and evaluated indicates that no prehistoric or historic
archaeological sites have been identified within the local area and that no unique or important
prehistoric or historic archaeological resources have been encountered within the project
vicinity. The project site is located within an urbanized area and has been subject to extensive
disruption over the years; thus, any surficial archaeological resources, which may have existed
at one time, have likely been previously disturbed.
The project site is located within an urbanized area that has been previously developed with
various uses.
Within the project area, any traditional burial sources, which include
archaeological sites, burial sites, ceremonial areas, gathering areas, or any other natural area
important to a culture for religious, burial, or heritage reasons, would likely be associated with
the Native American group known as the Fernandeno, a branch of the Gabrielino. No known
traditional burial sites or other type of cemetery usage has been identified within the project site
or nearby vicinity. Nonetheless, any discovery of human remains or related resources would be
treated in accordance with federal, state, and local regulations and guidelines for disclosure,
recovery, relocation, and preservation, as appropriate, including CEQA Guidelines Section
15064.5(e). Therefore, no impacts are expected, and no further evaluation of potential impacts
associated with the discovery of human remains is necessary.
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6. Geology/Soils
Soil Conditions
Project construction would require approximately 165,000 cubic yards of grading and soil
export.
Erosion and sedimentation from exposed soils could occur during construction.
However, project construction activities would be conducted in compliance with erosion control
measures, including grading and dust control measures, imposed by the City pursuant to
grading permit regulations. In addition, the project would be required to have an erosion control
plan approved by the City of Los Angeles Department of Building and Safety, as well as a Storm
Water Pollution Plan (SWPPP) pursuant to the National Pollutant Discharge Elimination System
(NPDES) permit requirements.
As part of the SWPPP, Best Management Practices (BMPs)
would be implemented during construction to reduce soil erosion and pollutant levels to the
maximum extent possible. As such, construction of the project would not constitute a geologic
hazard to other properties by accelerating instability from erosion or accelerating the natural
processes of wind and water erosion and sedimentation that would result in sediment runoff or
deposition that would not be contained or controlled on-site. Therefore, construction-related
impacts associated with erosion and sedimentation would be less than significant.
Soil erosion and sedimentation effects during operation would be less as compared with existing
conditions. In addition, Standard Urban Stormwater Mitigation Plan (SUSMP) provisions that
would include site-specific BMPs would be implemented throughout the operational life of the
project, which would assist in reducing on-site erosion. As such, operation of the project would
not constitute a geologic hazard to other properties by accelerating instability from erosion or
accelerating the natural processes of wind and water erosion and sedimentation that would
result in sediment runoff or deposition that would not be contained or controlled on-site.
Therefore, operational impacts associated with erosion and sedimentation would be less than
significant.
With regard to landform alteration, the project site is located in an urbanized area and is
currently graded.
As no distinct or prominent geologic or topographic features would be
destroyed, permanently covered, or materially and adversely modified as a result of the project,
impacts related to landform alteration would be less than significant
Seismic Hazard - Uquefaction
The proposed project is located within a state-designated and city-designated liquefaction zone.
However, liquefaction tests indicate that soil beneath the project site would not be prone to
liquefaction during a 10 percent earthquake (e.g. earthquake with a 475-year return period).
Furthermore, the project would comply with state and local building and safety codes, including
the CBC and the Los Angeles Building Code. In addition, the Project would comply with the
safety guidelines set forth in CGS Special Publiceiions 117, Guidelines for Evaluating and
Mitigating Seismic Hazards in California and the project design recommendations set forth in
the geotechnical report. The LADBS indicated that due to the improbability of liquefaction on
the project site, no mitigation is necessary pursuant to the Seismic Hazard Mapping Act.
Therefore, the Project would not cause or accelerate geologic hazards which would result in
substantial damage to structures or infrastructure or expose people to substantial risk of injury
and geologic hazard impacts related to liquefaction would be less than significant.

;'
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by Seiches and Dam Failures

The Project site lies within the inundation hazard areas of the Encino Reservoir and the
Sepulveda Dam, which are managed by the Los Angeles Department of Water and Power. It is
possible that overtopping of the reservoir and/or dam could occur with a worst-case scenario,
leading to dam failure.
Seismic activity could also lead to failure of either of these water
containment structures. However, the California Division of Safety of Dams regulates the siting,
design, construction, and periodic review of all dams in the State. Mitigation of potential seiche
hazards has also been implemented by the Los Angeles Department of Water and Power
through regulation of the level of water in its storage facilities and the provision of walls of extra
height to contain seiches and prevent overflow or inundation. Further, the Sepulveda Dam has
automatically controlled spillway gates that rise and lower to control the dam from overtopping .. '
Automatic release of water from the dam is discharged to the Los Angeles River. In addition,
the 1-405 and US-101 Freeways serve as physical barriers between the Encino Reservoir, the
Sepulveda Dam, and the project site. Therefore, the project would not cause or accelerate
geologic hazards which would result in substantial damage to structures or infrastructure or
expose people to substantial risk of injury due to inundation by a dam or a seiche. Impacts
related to these issues would be less than significant.
Cumulative Impacts
Impacts associated with geologic and soil issues are typically confined to a project site or within
a very localized area and do not affect off-site areas associated with the related projects or
ambient growth. Cumulative development in the area would, however, increase the overall
potential for exposure to seismic hazards by potentially increasing the number of people
exposed to seismic hazards. Nevertheless, all related projects would be subject to established
guidelines and regulations pertaining to seismic hazards. As such, adherence to applicable
building regulations and standard engineering practices would ensure that cumulative impacts
would be less than significant.
7. Hazards and Hazardous Materials
Release of Hazardous Materials
Construction of the proposed project would involve the temporary use of potentially hazardous
materials, including paints, adhesives, surface coatings, cleaning agents, fuels, and oils.
However, all potentially hazardous materials would be used, stored, and disposed of in
accordance with manufacturers'
instructions and handled in compliance with applicable
standards and regulations. Any associated risk would be adequately reduced to a less than
significant level through compliance with these standards and regulations. Additionally, any
emissions from the use of such materials would be minimal and localized to the project site,
With regard to potentially hazardous conditions on the site, the project site is not listed on any of
the local, state, or federal databases concerning hazardous materials.
Furthermore, no
evidence of hazardous environmental conditions was observed on the site. As such, the
potential to uncover contaminated soils or groundwater beneath the site during project
construction (particularly during grading and excavation activities) is considered low. Since
construction of the Project would comply with applicable regulations and would not increase the
risk of interference with existing emergency response capacity to the project area over existing
conditions or expose persons to substantial risk resulting from the release of hazardous
materials or exposure to health hazards in excess of regulatory standards, impacts associated
with the potential release of hazardous substances during construction of the proposed project
would be less than significant.
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Operation of the Project would involve the limited use of potentially hazardous materials typical
of those used in residential and commercial developments, including cleaning agents, paints,
pesticides and other materials for landscaping. All potentially hazardous materials would be
used, stored, and disposed of in accordance with manufacturers' specifications and handled in
compliance with applicable standards and regulations. Thus, any risks associated with these
potentially hazardous materials would be reduced to a less than significant level through
compliance with these standards and regulations. Therefore, as the Project would comply with
applicable regulations and would not increase the risk of interference with existing emergency
response capacity to the project area over existing conditions or expose persons to substantial
risk resulting from the release of hazardous materials or exposure to health hazards in excess
of regulatory standards, impacts associated with the use of hazardous substances during
operation of the proposed project would be less than significant.
Asbestos Containing Materials
Demolition of the one remaining building on the Project site would have the potential to release
asbestos fibers into the atmosphere if they are not properly stabilized or removed prior to
demolition activities. The removal of ACMs is regulated by SCAQMD Rule 1403 and, therefore,
ACMs would be removed (if present) by a certified asbestos containment contractor in
accordance with applicable regulations prior to demolition.
Therefore, as the Project would
comply with applicable regulations and would not increase the risk of interference with existing
emergency response capacity to the project area over existing conditions or expose persons to
substantial risk resulting from the release of hazardous materials or exposure to health hazards
in excess of regulatory standards, the risk of exposure to ACMs would be less than significant.
Lead-Based Paint
Results of qualitative lead screening did not indicate the presence of lead-based paint within the
existing residence on the site. Therefore, the potential for construction workers to be exposed
to lead during demolition of the existing residence is considered low. As the proposed project
would not increase the risk of interference with existing emergency response capacity to the
project area over existing conditions or expose persons to substantial risk resulting from the
release of hazardous materials or exposure to health hazards in excess of regulatory standards,
potential impacts associated with the presence of lead would be less than significant.
Underground Storage Tanks
No evidence of underground storage tanks (USTs) was observed on the site and no records
have been found which indicate the potential existence of USTs. As the proposed project would
not increase the risk of interference with existing emergency response capacity to the project
area over existing conditions or expose persons to substantial risk resulting from the release of
hazardous materials or exposure to health hazards in excess of regulatory standards, potential
impacts associated with USTs would be less than significant.
Oil and Gas
There are no oil or gas wells or the drilling of oil and gas wells on the project site. In addition,
the project site is not located on an oil, gas, or geothermal field or within a city-designated
methane zone or methane buffer zone.
As the Project would not increase the risk of
interference with existing emergency response capacity to the project area over existing
conditions or expose persons to substantial risk resulting from the release of hazardous
materials or exposure to health hazards in excess of regulatory standards, no impacts
associated with oil and gas would occur.

,
J

CPC-201 0-3152-ZC-HD-SPE-SPR-SPP-CUBNTI

-61216

F-73

Groundwater
Excavation activities for the Project would not encounter groundwater and the project site is not
listed on the local, state, or federal databases concerning hazardous materials. As such, the
potential to uncover contaminated groundwater beneath the project site particularly during
grading and excavation activities is considered low. As the proposed project would not expose
persons to substantial risk resulting from the release of hazardous materials or exposure to
health hazards in excess of regulatory standards from groundwater contamination, potential
impacts associated with contaminated groundwater would be less than significant.
Cumulative Impacts
Impacts associated with hazards and hazardous materials are typically site-specific and do not
cumulatively affect off-site areas. Furthermore, all related projects would be required to comply
with local, state, and federal regulations pertaining to hazards and hazardous materials.
Therefore, with adherence to such regulations, the cumulative development of the proposed
project and related projects would not result in cumulatively significant impacts with regard to
hazards and hazardous materials.

8. Land Use
Section IV.G of the Draft EIR, Responses to Comments 7-1 through 7-5 (which are repeated
and cross-referenced throughout the Responses to Comments), Final EIR Sections I.G, 11A.1
and IV.G, the separate Vesting Tentative Map findings, as well as the Specific Plan Exception
findings-all
of which are incorporated herein by reference-contain
substantial evidence that
environmental impacts relative to applicable plans, policies and regulations would be less then
significant.
Not every policy, goal and provislon of an applicable plane, policy or regulation is relevant to
CEQA compliance.
Only those provisions that are adopted for the purpose of avoiding
environmental impacts are relevant to CEQA compliance.
Similarly, a project need not be
consistent with every applicable goal, policy or provision in order to deemed to have a less-thansignificant land use impact. Overall consistency with the applicable provisions adopted for the
purpose of avoiding environmental impacts is a more reasonable and widely-accepted
approach.
Policy questions addressing whether the proposed project is desirable or
undesirable are not relevant to CEQA compliance because desirability is separate and distinct
from the physical environmental impacts of the proposed project and the CEQA question of
whether those physical impacts result in potentially s.ignificant environmental impacts. With
regard to consistency with the Specific Plan, the proposed project would require Specific Plan
exceptions enumerated above. The Specific Plan includes express provisions for granting
exceptions to the Specific PIan. Therefore, seeking exceptions to the Specific Plan would not
be inconsistent with the Specific Plan. Additionally, granting of the Specific Plan exceptions
would be consistent with the Specific Plan's procedural requirements.
Merely requesting
Specific Plan exceptions does not render every inconsistency with the Specific Plan a potentially
significant
Consistency with Plans and Applicable Policies
Section IV.G of the Draft EIR, Responses to Comments 7-1 through 7-5 (which are repeated
and cross-referenced throughout the Responses to Comments), Final EIR Sections I.G, 11.A.1
and IV.G provide detailedanalysts
of the Project's consistency with the following applicable
plans, policies, and regulations:
•

City of Los Angeles General Plan

/
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The proposed project would be substantially consistent with the goals, objectives and
policies of the General Plan Framework. In particular, the proposed project would be
consistent with the site's Regional Center designation in terms of proposed land uses as
it would develop a mix of residential uses and neighborhood-serving commercial uses in
proximity to a number of employment, shopping, and dining destinations. The Project
would also increase the vitality of the Regional Center area by redeveloping an existing
underutilized and graded site. Additionally, by locating new residential uses along a
major transportation corridor (Sepulveda Boulevard) and orienting neighborhood-serving
commercial uses along the street frontages, the Project would promote pedestrian
activity and would facilitate a reduction of vehicle trips in the project area. Since the
Project would be consistent with the applicable goals and policles of the General Plan
Framework, land use impacts relative to this plan would be less than significant
/
•

Sherman

Oaks -

Studio City -

Toluca

Lake -

Cahuenga

Pass Community

Plan

As further detailed in Section IV.G, Land Use, of the Draft EIR, the proposed project
would be substantially consistent with the goals, objectives, and policies of the Sherman
Oaks - Studio City - Toluca Lake - Cahuenga Pass Community Plan. In general, the
project would provide a high-quality mixed-use development consisting of new
residential and neighborhood-serving commercial uses in a Regional Commercial area
of the Sherman Oaks community.
Thus, the Project would not conflict with the
surrounding uses but rather, would contribute to the area's identity as a major activity
center. Furthermore, as the Project would locate new residential uses along a major
transportation
corridor, the Project would promote pedestrian activity and other
alternative modes of transportation.
The Project would also comply With applicable
Community
Plan policies and requirements
pertaining
to urban design and
transportation.
Since the Project would be consistent with the applicable goals and
policies of the Sherman Oaks - Studio City - Toluca Lake - Cahuenga Pass Community
Plan, land use impacts relative to this plan would be less than significant.
•

Ventura-Cahuenga

Boulevard

Corridor

Specific

Plan

Currently, the existing vacant and under-developed conditions on the project site do not
reflect the high quality development promoted by the Ventura-Cahuenga
Boulevard
Corridor Specific Plan. Implementation of the proposed project would result in a highquality, mixed-use development consisting of multiple-family residential and commercial
uses along a major public transportation corridor. Section IV.G, Land Use, of the Draft
EIR provides a side by side analysis of whether the Project would be consistent with the
applicable standards and regulations of the Specific Plan. In order to implement the
Project as proposed, the Applicant seeks Specific Plan Exceptions referenced above.
As noted previously, the Specific Plan includes express provisions for granting
exceptions to the Specific Plan. Therefore, seeking exceptions to the Specific Plan
would not be inconsistent with the Specific Plan. Additionally, granting of the Specific
Plan exceptions would be consistent with the Specific Plan's procedural requirements.
With approval of the proposed Specific Plan Exceptions, the Project would generally be
in conformance with the intent of the Specific Plan, and land use impacts relative to this
plan would be less than significant.
•

City of Los Angeles Do Real Planning Guidelines
The Do Real Planning Guidelines includes a set of 14 points to guide planning activities
for the·City. As further detailed in Section IV.G, Land Use, of the Draft EIR, the project
would be consistent with these relevant points. Thus, land use impacts relative to the
Do Real Planning Guidelines would be less than significant.

,
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City of Los Angeles WalkabiHty Checklist
As further detailed in Section IV.G, Land Use, of the Draft EIR, the Project would comply
with the principles presented in the City's Walkability Checklist.
The Project would
implement design features that would improve the pedestrian environment,
in
accordance with the objective of the City's Walkability Checklist. As such, the Project
would generally be consistent with the City's Walkability Checklist.

,

;

•

City of Los Angeles Municipal Code
A zone change from [Q]CR-1 L, R3-1 L, R1-1 L, and [Q]P-1 L to C2 (Commercial Zone)
would bring the site into conformance with the existing Community Plan desiqnation of .'
the project site as Regional Center, and the C2 zone would be more appropriate for the
project site as this zone was designed to accommodate both commercial and housing
development in a manner that contributes to the economic growth of the area.
Redevelopment of the site, as allowed under a C2 zone, would be an extension of the
revitalization process occurring within the Ventura-Cahuenga
Boulevard Corridor
Specific Plan area. The C2 zone designation would allow mixed uses that include both
residential and commercial development.
Similar to the proposed zoning change, the proposed height district proposed for the site
corresponds to the prescribed height district for the land use deslqnation (i.e., Regional
Center). The project site is the only site within the boundaries of the Regional Center
designation that is not designated as Height District 2D. As the project site was
designated as Regional Center because of its proximity and physical relationship to the
other properties within the Regional Center area, the proposed height district change
would create a height district that is generally consistent with that of the surrounding
uses, particularly the uses to the immediate south of the site.

•

Regional Plans and Applicable Policies
Per SCAG, the proposed project is considered regionally significant. As further detailed
in Section IV.G, Land Use, of the Draft EIR, the proposed project would be consistent
with SCAG policies and principles, including those of the Regional Comprehensive Plan,
Regional Transportation Plan, Compass Blueprint, and the Regional Housing Needs
Assessment.

Land Use Compatibility
The proposed project would be compatible with various surrounding uses, including the
Sherman Oaks Galleria to the south, as well as multi- and single-family residential uses to the
east. The proposed neighborhood commercial uses would complement the Sherman Oaks
Galleria and would represent an extension of the existing commercial uses along Sepulveda
Boulevard.
These neighborhood commercial uses would have hours of operation that are
similar to those of other nearby retail uses.
Furthermore, the location of the proposed
residential and commercial uses would be appropriate given the site's location within a
populated, heavily-traveled, mixed-use Regional Center.
The design of the proposed project would also be compatible with the surrounding uses and
structures, which range in height from one story to approximately
16 stories.
(See
Supplemental responses to Comments Fig. 1.) While the proposed building heights would be
greater than the single-story residence that currently exists on-site, the project height would not
contrast with the heights of the Sherman Oaks Galleria. Furthermore, the single- and multifamily residential structures comprised of one to three stories to the east of the site are
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separated from the site by Sepulveda Boulevard, a six-lane Class II Major Highway. Therefore,
a buffer currently exists to aid in the transition of the proposed project's high-density residential
uses to the medium- and low-density residential areas. In addition, the design of the project
would aid in this transition as the commercial uses fronting Sepulveda Boulevard would provide
an impression along this street as a smaller and more pedestrian scale, in keeping with the
desire to encourage pedestrian activity, as well as transition to the less dense residential uses
across Sepulveda Boulevard.

,
.'

In addition, the project site is an ideal location for the proposed mixed-use project, as it is
situated within a high commercial activity Regional Commercial area, along two major
transportation corridors, and near a variety of employment opportunities.
The project is
designed to encourage pedestrian activity, as it would locate residential uses and commercial .'
uses within the same building and would be easily accessible by foot for other residents within
the project vicinity.
Based on the above, the Project would not substantially or adversely change the existing
relationship between on- and off-site land uses and properties, or have the long-term affect of
adversely altering a neighborhood or community through ongoing disruption, division, or
isolation.
Cumulative Impacts
The 51 related projects generally consist of infill development in an already urbanized area and
redevelopment of existing uses. As with the proposed project, related projects are expected to
comply with relevant land use plans and regulations. Since the Project would be consistent with
the Community Plan, Specific Plan, and the LAMC upon approval of the Specific Plan
exceptions, zone change and height district change, the Project would not incrementally
contribute to cumulative inconsistencies with respect to land use plans. Cumulative impacts
associated with land use plans within the area would be less than significant.
Additionally, there are no related projects located within the immediate vicinity of the project site.
The closest related project is Related Project No. 23, a mixed-use development consisting of 52
condominiums and 7,460 square feet of specialty retail, to be located at 15212-15222 Ventura
Boulevard, approximately 0.30 mile to the southeast of the project site. As with the proposed
project, the mixed-use nature of Related Project No. 23 would be consistent with the existing
mix of commercial and residential uses that characterize the project area. Thus, development
of Related Project No. 23 and the proposed project would not alter the existing land use
relationships in the community. Therefore, cumulative land use impacts relative to land use
compatibility would be less than significant.

9. Mineral Resources
The project site is not located in an area containing significant mineral deposits as designated
by the City of Los Angeles. The project site has been previously developed and is located in an
urban, developed area. Therefore, project implementation would not result in the loss of
availability of a known mineral resource. No impacts would occur, and no further evaluation of
this issue was necessary in the Draft EIR.
According to the Conservation Element of the City of Los Angeles General Plan, sites that
contain potentially significant sand and gravel deposits which are to be conserved follow the Los
Angeles River flood plain, coastal plain, and other water bodies and courses and lie along the
flood plain from the San Fernando Valley through downtown Los Angeles. These sites are also
identified in two Community Plan elements of the City's General Plan (the Sun Valley and the
Sunland - Tujunga - Lake View Terrace - Shadow Hills - East la Tuna Canyon Community
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Plans), neither of which incorporates the project site. Furthermore, the project site and its
surrounding area are currently developed with urban uses. As such, project implementation
would not result in impacts associated with the loss or availability of a known mineral resource
that would be of value to the region and the residents of the state. No impacts would occur, and
no further evaluation of this issue is necessary in the Draft EIR.

10. Noise & Vibration
Construction & Operation - Ground-borne Vibration
The proposed project would generate ground-borne vibration during site clearing and grading
activities or large bulldozer operations. Vibration velocities from the operation of construction /
equipment would range from approximately 0.003 to 0.089 inch per second peak particle
velocity (PPV) at 25 feet from the source of activity. The nearest receptor (777 Motor Inn),
which is approximately 50 feet from the project construction site, would be exposed to vibration
velocities ranging from approximately 0.001 to 0..031 inch per second PPV. As this value is
considerably below the 0.5 inch per second PPV significance threshold (potential building
damage), project construction activities would not cause ground-borne vibration levels to
exceed 0.5 inch per second PPV at any off-site structures, Thus, vibration impacts associated
with construction would be less than significant.
With respect to annoyance, the Final EIR states that under a worst case scenario vibration
impacts associated with construction would be significant at the 777 Motor Inn when heavy
construction equipment is operating at the perimeter of the project site, close to the receptor.
This would occur intermittently for short durations only during site grading and excavation
phases. Vibration would be quickly reduced to below the significant threshold at approximately
80 feet from the receptor. The significance of ground-borne vibration impacts is a site-wide
evaluation. On a site the size and depth of this site, the area where brief and sporadic groundborne vibration annoyance occurs is a small fraction of the construction area and a small
fraction of the construction time. It is, therefore, a less than significant impact
Operation of the proposed project would include typical residential and commercial-grade
stationary mechanical and electrical equipment such as air handling units, condenser units,
exhaust fans, and electrical emergency power generators, which would produce vibration. In
addition, the primary sources of transient vibration would include passenger vehicle circulation
within the proposed subterranean parking facility, and on-site loading/refuse collection truck
activity. Ground-borne vibration generated by each of the above-mentioned activities would be
similar to the existing sources (l.e .., traffic on adjacent roadways and adjacent parking structure)
adjacent to the project site. The potential vibration impacts from all proposed project sources at
the closest structure locations would be less than the significance threshold 72 VdB for
perceptibility.
As such, project operation activities would not cause ground-borne vibration
levels to exceed 72 VdB at off-site vibration sensitive receptors including the 777 Motor Inn and
impacts would be less than significant.
Operation - Off-Site Roadway (Mobile) Noise
The .Iarger proposed project studied in the Draft EIR is expected to generate a maximum of
5,844 additional daily trips. Traffic attributed to the proposed project would increase the total
daily traffic traveling along the major thoroughfares within the project vicinity. This increase in
roadway traffic volumes was analyzed to determine if any traffic-related noise impacts would
result from project development. Reducing the residential units of the Project from 500 to 325
units as well as the reduction of the proposed project's neighborhood-serving commercial uses

,

;

CPC-201 0-3152-ZC-HD-SPE-SPR-SPP-CUBNTT

-61216

F-78

from 55,000 square feet to 52,000 square feet, would further reduce the dally and peak-hour
trips generated by the Project, which would also reduce roadway noise. The largest projectrelated traffic noise impact is anticipated to occur along the segment of Camarillo Street, west of
Sepulveda Boulevard.
Project-related traffic would add 1.8 dBA CNEL to this roadway
segment, while related project plus ambient growth traffic volumes are expected to add less
than 0.1 dBA CNEL to this roadway segment, for a combined total of 1.8 dBA CNEL. As the
incremental increases in noise levels at all other analyzed locations are less than 1.8 dBA
CNEL, and these noise level increases are less than the 3-dBA CNEL significance threshold,
project roadway noise impacts are considered to be less than significant.

/

Operation - On-Site Stationary Noise

.'
Mechanical Equipment
Stationary equipment (e.g., parking structure air vents, pool maintenance machinery, and
building heating ventilation and air conditioning, HVAC, equipment) would be designed to
comply with the City's Noise Ordinance requirement and the Project significance threshold of 5
dBA above the ambient noise levels. The Project mechanical design documentation will include
mitigation measures required to minimize HVAC/mechanical noise levels to no more than 5 dBA
above ambient noise levels. As such, impacts from stationary sources would be less than
significant.
Loadi.ng Dock and Refuse Collection Areas
The loading dock area and refuse collection areas would be located together within a partially
enclosed/covered area near the northeast corner of the proposed grocery store/retail building.
Delivery and refuse service vehicles would have direct access to this area via a new private
roadway along the back side of the site (i.e., along the northern/western frontage), extending
from Sepulveda Boulevard to Camarillo Street.
Loading dock and refuse service-related
activities such as truck movementslidling and loading/unloading operations would generate
noise levels that have a potential to adversely impact adjacent land uses during long-term
project operations.
The nearest noise-sensitive use (i..e., multi-family residences across Sepulveda Boulevard) is
approximately 150 feet east of the proposed loading dock and refuse service area. In addition,
the eastern portion of the proposed grocery store/retail building would fully block the line-of-sight
between the noise source and sound receptor location. Loading dock and refuse collection
noise levels would be 52 and 47 dBA, respectively, and would add less than 1 dBA Leqto the
average daytime and nighttime ambient noise environments at this property line, and would not
cause the existing daytime ambient noise level of 68.5 dBA, or nighttime ambient noise level of
58.1 dBA, to increase by the 5-dBA significance criterion. As such, impacts would be less than
significant.
Courtyard Areas
The proposed project would incorporate a number of features that allow for small outdoor
gatherings. The Project would be developed with a main central courtyard and three finger-like
themed courtyards and gardens. The proposed courtyard areas would be located at the plaza
level on top of the podium. All off-site noise sensitive receptors would be shielded from the
courtyard areas by the project buildings. Therefore, potential noise impacts associated with
courtyard area activities would be less than significant.
Parking Facilities
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Parking would be provided within a parking structure with two subterranean levels, one ground
level, and one mezzanine level. The ground level and the mezzanine level parking would be
below the residential development and enclosed. Therefore, since all parking on the project site
would be enclosed within the proposed parking structure, parking facility noise would not
increase ambient noise levels at nearby sensitive receptors, including the 777 Motor Inn. As
such, potential noise impacts would be less than significant.
Pool Facility
The proposed project would include a pool/spa facility located on the southwestern portion of
the project site. Although the pool and spa related activities would generate noise, sensitive
receptors surrounding the project area would not be exposed to adverse noise levels due to the
noise shielding provided by the proposed buildings surrounding the pool area. As such',
potential noise impacts would be less than significant.
Of the 51 related projects, the two closest related projects are situated approximately 1,500 feet
to 1,700 feet from the project site and include Related Project No. 9 - 15357 Magnolia
Boulevard, Apartment and Related Project No. 23 - 15212-15222 Ventura Boulevard,
Condominium and Specialty Retail. All other related projects are located at a minimum of
2,500 feet away from the proposed project. The potential for noise impacts to occur are specific
to the location of each related project, as well as the cumulative traffic on the surrounding
roadway network.
Cumulative Impacts
Construction
Noise from construction of the proposed project and related projects would be localized, thereby
potentially affecting areas immediately within 500 feet from the construction site. Due to
distance attenuation and intervening structures, construction noise from one site would not
result in a noticeable increase in noise at sensitive receptors near the other site, which would
preclude a cumulative noise impact. As such, cumulative impacts associated with construction
noise would be less than significant.
Operation
The cumulative increase in future CNEL traffic noise levels at project buildout with future
ambient growth and the 51 related projects, relative to the existing baseline, would be 1.8 dB or
less in areas that can potentially be affected by the proposed project. As the increase would be
below the project's 3 dBA significance threshold, cumulative traffic noise impact would be less
than significant.
The project site and surrounding area have been developed with uses that have previously
generated, and will continue to generate, noise from lawn maintenance activities, mechanical
equipment (e.g., air conditioning systems), and vehicle movements, among other community
noise sources. Noise impacts related to project development would be less than significant. In
addition, the other related projects are of sufficient distance (approximately 2,100 feet from the
project site) such that operational noise levels from these projects would not be audible at the
project site. As such, cumulative noise impacts related to long-term project operations would be
less than significant.
11. Populatlen, Housing & Employment
Construction

I
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Project development would generate construction workers on-site during the demolition, grading
and excavation, and building construction and finishing phases.
However, individual
construction projects would not be expected to necessarily generate new employment within the
region. Rather, there is a pool of construction workers who move from project to project and are
somewhat mobile. To the extent that the Project supports and contributes to the pool of
construction workers, its impacts would be considered beneficial.
Since construction
employment related to the proposed project would not exceed expected growth, constructionrelated employment impacts would be less than significant.
Operation (including Cumulative Impacts)
Population
The proposed project includes new multi-family residential units and thus, would introduce a
new residential population into the area. Based on a household size factor of 1.70 persons per
household for medium density uses as provided in the Community Plan, the proposed project as
originally proposed with 500 units would generate a residential population of 850 persons at full
buildout.
The increase of 850 permanent residents would represent approximately 48.16
percent of the anticipated growth within the local (Community Plan) area from 2008 to 2013,
1.02 percent within the subregional area, and 0.23 percent of the anticipated growth within the
region. While the 850 new residents represent much of the growth anticipated in the local area,
they constitute only a small portion of City and County growth and could easily be absorbed at
these levels. This residential population would be reduced to 678 persons with the reduction of
residential units from 500 to 399 units proposed in the Final EIR. The further reduction to 325
units approved by the City Planning Commission would generate a population of approximately
549 persons.
Additionally, the neighborhood-serving commercial component of the project would generate
approximately 130 employees in several shifts. Any population growth attributed to project
employees relocating to the area would not be substantial relative to the forecasted population
growth in the community.
Furthermore, project implementation would not result in indirect
growth through the extension of existing roads or infrastructure as the roadways and
infrastructure to be utilized by the project are currently in place. Based on all of the above, the
Project would not substantially alter the location, distribution, density, or growth rate of
population planned for the area by local and regional plans. Thus, impacts related to population
growth would be less than significant.
Fifty-one related projects in the surrounding area are expected to be constructed and/or
operational during the same time period as the proposed project. Of the 51 identified projects, a
total of approximately
2,819 multi-family
residential units (2,054 condominiums
and
765 apartments) would be developed. At full capacity, these units could generate approximately
4,792 persons. When combined with the proposed project, a cumulative total of 5,642 persons
would be added to the population by 2013. The increase in 5,642 residents would account for
1.49 percent of the anticipated increase in residents within the region. As these numbers are
within the anticipated population growth projected by SCAG, the proposed project and the
related projects would have a less than significant cumulative impact on population growth.
Moreover, with the reduction in the project's residential units from 500 to 325 units, the
cumulative population increase would decrease significantly.
Housing
Development of the proposed project described in the Draft EIR is projected to account for
approximately 28.46, 0.89, and 0.35 percent of the 2008 to 2013 increase in residential units in
the local area, subregion and region, respectively.
The proposed project would account for
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much of the housing increase within the local area. However, the area is experiencing a
housing shortage compared to the amount of jobs and, therefore, would also benefit with the
Project's contribution of residential units to the housing supply. The project's contribution to the
amount of housing in the area would be reduced from that originally analyzed in the Draft EIR
by 101 units.
Although the proposed project would not eliminate the housing shortage in the City, it would
promote the goal of generating more housing. The proposed project would not result in a net
loss of available housing units, would not be inconsistent with the current and projected housing
demand and supply, and would not contribute to a jobs/housing ratio imbalance in the project
area. Therefore, potential impacts related to housing would be less than significant.
When the project is combined with the related projects, a cumulative total of 3,319 units would
be constructed. This would represent 2.32 percent of the total residential units anticipated to be
built within the region by 2013. A cumulative total of 3,218 units would be constructed based on
the reduced project. Therefore, as the proposed project and the related projects would
contribute to the housing needed within the region, these projects would have a less than
significant cumulative impact on housing.
Employment
Project development of approximately 52,000 square feet of commercial uses would result In
approximately 12.3 new employment opportunities on the site. This increase in employment
positions would account for approximately 9.57 percent of the local area's increase in
employment, 0.27 percent of the subregion's increase in employment, and 0.10 percent of the
regIon's increase in employment.
As the increase in employment generated by the Project
would represent a minimal amount of the employment projected for the local, subregional, and
regional levels, impacts related to employment would be less than significant. Furthermore,
given the current downturn in economic conditions, increases in employment growth would be
considered a benefit to the local area, subregion, and region.
Development of the proposed project's 55,000 square feet of commercial space identified in the
Draft EIR combined with the related projects' developed spaces would result in a total of
859,177 square feet of retail/service uses, 7,797 square feet of restaurant uses, 71,206 square
feet of office uses, 137,109 square feet of medical office uses, expansion or development of
4,783 square feet of school uses, and a net addition of 52,363 square feet of. "other" uses (e.q.,
self-storage space).
Based on average employment generation factors for these uses as
provided in SCAG's Employment Density Summary Report, SCAG (October 2001), a total of
2,556 employment positions would be added, which would account for 1.88 percent of the
anticipated employment growth in the region. With the reduction of neighborhood-serving
commercial uses from 55,000 square feet to 52,000 square feet proposed by the Applicant, new
employment opportunities would be reduced to approximately 123 employment positions. As
previously noted, given the current downturn in economic conditions, increases in employment
growth would be considered a benefit to the region. In addition, the proposed project and
related projects would result in a total cumulative development of 3,319 residential units, which
accounts for 2.32 percent of the anticipated increase in residential units. The reduction of
residential units from 500 to 325 units approved by the City Planning Commission would further
reduce this percentage. Therefore, the related projects would result in a greater increase of
residential units compared to employment positions, helping to balance the jobs/housing ratio in
the region. Therefore, the proposed project combined with the related projects would have a
less than significant cumulative impact on employment.
Jobs/Housing Ratio
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The jobs/housing ratio for the region would be 1.40 in 2013.. The jobs/housing ratio would
improve to 1.38 by 2013 from 1.40 in 2008 for the subregional area and the jobs/housing ratio
would improve to 1.11 by 2013 from the 1.13 for the local area. As such, the Community Plan
area, the City of Los Anqeles, and the County of Los Angeles would all benefit with a greater
increase in residential uses compared to employment positions since all three geograph.ical
zones are already projected to experience a greater imbalance in the jobs/housing ratio. As
such, the proposed project would not contribute to, but rather would help to alleviate, the
jobs/housing ratio imbalance for the local area, subregional area, and the region. Thus, impacts
would be less than significant.

/

Consistency with Regufatory Framework

.'
Development of new residential units would support the policies of the City of Los Angeles
General Plan Framework. The proposed project would accommodate various income levels by
.providing a mix of one- to three-bedroom units. The provision of new housing as part of the
project would assist in addressing the housing shortage that currently exists throughout the
County, City, and Community Plan area. In addition, the location of high-density housing in a
commercial area such as the project vicinity would increase housing within the community while
preserving the lower density residential neighborhoods. As such, the proposed project would be
consistent with applicable policies regarding population, housing, and employment, and
therefore, impacts would be less than significant
The proposed project would add new units, varying in size, to the general housing supply and
would contribute to housing availability and opportunity in the area. According to the RHNA, the
Los Angeles Gity subregion area, in which the project is located, is in need of a total of 112,846
additional housing units, including 27,238 very low income, 17,495 low income, 19,304
moderate income, and 48,839 above moderate income housing. The proposed project would
remove one existing single-family residential unit, but would construct 325 new residential units
and, thus, would not substantially affect the existing housing units, generally, or low-income
units. Further, the proposed project would not interfere with the potential provision of such
housing in the geographic areas analyzed.
Additionally, as the Project would locate new
housing in close proximity to employment, shopping, dining, and other service destinations, the
Project would create new live-work opportunities in the Sherman Oaks community. Therefore,
the proposed project's development would not have adverse affects on the existing or future
availability of housing for other sectors.
12. Public Services
Police Protection - Construction
With the exception of utility line connections, project construction and staging would be confined
to the site and, therefore, would not interfere with LAPD access to surrounding properties.
Construction activities WOUld, however, generate traffic associated with the movement of
construction equipment, the hauling of materials by construction trucks, and construction worker
traffic. As such, construction activities could increase response time for police vehicles on
Sepulveda Boulevard due to travel time delays caused by traffic. However, to address the
potential for increased response times for emergency vehicles, the LAPD would be notified of
the times of day and locations of any traffic slowing or lane closures. Traffic management
personnel (flag persons) would be trained to assist in emergency response by restricting or
controlling the movement of traffi.c that could interfere with emergency vehicle access. Further,
appropriate detour signage would be employed as necessary to ensure emergency access
would be maintained to the project site and that traffic flow would be maintained on street rightof-ways. With coordination between the Project's construction managers and the LAPD, the
potential impacts of construction on LAPD emergency access would be less than significant.

CPC-2010-3152-ZC-HD-SPE-SPR-SPP-CUBNTT-61216

Police Protection -

F-83

Cumulative

Of the 51 related projects, 18 include residential uses and are located within the service
boundaries of the Van Nuys Community Police Station.
In conjunction with the proposed
project, these 18 related projects would cumulatively increase the demand for additional police
protection services from the Van Nuys Community Police Station.
Based on the average
household size of 1.70 persons per unit for the Sherman Oaks Community Plan area, the
related projects would generate a total residential population of 3,719 persons. The 18 related
projects could potentially generate 112 additional crimes per year. Therefore, the residential
populations of the proposed project and related projects could generate 138 additional crimes
per year for a projected total in the Van Nuys area of 8.,830 crimes per year. This represents an
approximate 1.5 percent increase in annual crimes. Reducing residential units from 500 to 399 .'
units as set forth in the Final EIR as well as the further reduction to 325 units approved by the
City Planning Commission would reduce the number of additional project-related responses,
thus reducing this percentage. In addition, the commercial components of the proposed project
and related projects could potentia.lly generate crimes.
However, similar to the proposed project, all related projects would be reviewed by the LAPD to
ensure that sufficient security measures are implemented to reduce potential impacts to police
protection services. Furthermore, it is anticipated that the LAPD would expand services as
necessary to meet anticipated growth. As such, cumulative impacts to existing police protection
services due to population growth and associated demand would be less than significant.
Fire Protection - Construction
Construction activities for the proposed project could temporarily increase the existing demand
for fire protection and emergency medical services. However, in compliance with OSHA and
Fire and Building Code requirements, construction managers and personnel would be trained in
emergency response and fire safety operations. Additionally, fire suppression equipment (e.g.,
fire extinguishers) specific to construction would be maintained on-site. Project construction
would comply with applicable codes and ordinances relating to fire safety practices. Therefore,
construction impacts on fire protection and emergency medical services would be less than
significant.
With the exception of utility line connections, project construction and staging would be confined
to the project site and, therefore, would not interfere with LAFD access to surrounding
properties, particularly the Sherman Oaks Galleria located south of the project site.
Construction activities WOUld, however, generate traffic associated with the movement of
construction equipment, the hauling of materials by construction trucks, and construction worker
traffic. As such, construction activities could increase response time for emergency vehicles on
Sepulveda Boulevard due to travel time delays caused by traffic. However, traffic management
personnel (flag persons) would be trained to assist in emergency response by restricting or
controlling the movement of traffic that could interfere with emergency vehicle access. Further,
appropriate detour signage would be employed as necessary to ensure emergency access
wou'ld be maintained to the project site and that traffic flow would be maintained on street rightof-ways. Since emergency access to the site would remain clear and unobstructed during
construction of the project, impacts related to LAFD emergency access would be less than
significant.
Fire Protection -

Cumulative

Of the 51 related projects, five related projects involving residential development are located in
the service district of Fire Station No. 88, the first responder to the project site. These related
projects, in conjunction with the proposed project, would cumulatively generate the need for
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additional fire protection and emergency medical services. Specifically, the proposed project in
conjunction with the related projects would result in approximately 233 additional responses per
year. This would represent an approximate 3.2 percent increase in Fire Station No. 88's
number of annual responses for the 2008 year (7,392). Reducing residential units from 500 to
399 units as set forth in the Final EIR as well as the further reduction to 325 units approved by
the City Planning Commission would reduce the number of additional project-related responses,
thus reducing this percentage.
In addition, the related projects within Fire Station No. 88's
service area involving development of restaurant and service uses would increase the daytime
population of the area, thereby increasing demand on LAFD services.
However, it is anticipated that developers of these related projects would be required to
coordinate with the LAFD to ensure that the fire services of Fire Station No. 88 would not be
significantly impacted. Additionally, the LAFD conducts periodic review of future staffing and
facility needs to ensure that Fire Station No. 88 would have adequate staffing and resources.
Furthermore, all related projects would be subject to review by the LAFD and thus, would be
expected to comply w.ith LAMC Fjre Code and Building Code regulations pertinent to fire safety,
access, hydrants, and fire flow.
Therefore, implementation of the proposed project in
conjunction with related projects would result in a less than significant impact relative to fire and
EMS services
Library Facilities and Services (including Cumulative Impacts)
Project residents would likely utilize the Sherman Oaks Branch Library. Itis projected that the
project's 850 residents would represent approximately one percent of the future service
population for this library. Reducing residential units from 500 to 399 units as set forth in the
Final EIR as well as the further reduction to 325 units approved by the City Planning
Commission would reduce the number of additional project-related responses, thus reducing
this percentage. Therefore, the Project would result in a nominal increase in the demand for
library services at the Sherman Oaks Branch Library. As identified by theLAPL, while the
Sherman Oaks Branch Library does not meet the LAPL size criteria of 14,500 square feet for
libraries with a service population above 45,000, this library does adequately meet the demand
for library services within its community. Additionally, the Van Nuys Branch Library, the Studio
City Branch Library, and the Encino-Tarzana Branch Library, are located nearby (within five
miles) and, thus, would also be available for use by project residents. Use of these libraries
would help in reducing the Project's demand on the Sherman Oaks Branch Library. Therefore,
considering the population increase from the Project and the Project's nominal increased
demand for library services, impacts would be less than significant.
Of the 51 related projects idenfified in the project vicinity, 29 are residential in nature or have
residential components.
These 29 related projects would result in the development of
2,819 new residential units and, based on an average household size of 1.70 persons per
household, would generate a population of approximately 4,792 residents. These 29 related
projects and the proposed project would add a total of 5,642 persons to the Sherman Oaks
Branch Library's future 2013 service population of 85,022. However, this number is overstated
as it does not consider that much of the growth associated with the Project and related projects
is already accounted for in the service population projections made by the LAPL. In addition, as
with the Project, it is anticipated that the related projects would be reviewed on a case-by-case
basis to ensure that no significant impacts to library services would occur. As such, cumulative
impacts on libraries would be less than significant.
13. Transportation
Operation - Freeway On Ramps, Off Ramps and Segments

/
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As shown in the Traffic Study provided in Appendix H, project-added trips to freeway on- and
off-ramps in the vicinity would be less than 50 trips. Therefore, no significant impact to these
ramps due to project traffic is expected and no further analysis is required per City criteria.
Freeway impacts associated with the CMP were analyzed for the nearest CMP freeway
monitoring segments.
The Project would not result in significant impacts on CMP freeway
segments during either the a.m. or p.m. peak hour.
/

Operation - Public Transit
The proposed project could add a small amount of new transit riders to existing public transit
services. It is estimated that no more than 3.5 percent of the new trips generated by the Project
would use transit. The 25 buses currently traveling on Sepulveda Boulevard adjacent to the site
during the a.m. peak and the 21 buses on Sepulveda Boulevard during the p.m. peak hour
would be able to adequately accommodate the Project's transit usage. Even with the Project's
promotion of transit, given the population increase anticipated from the Project and the available
capacity of transit lines, the Project would not add substantial new ridership to these transit lines
that would exceed their capacity or conflict with adopted policies, plans, or programs supporting
alternative transportation. Project impacts on public transit would be less than significant.
Operation - Parking
The proposed project described in the Draft EIR would be required to provide 963 parking
spaces for the 500 residential units pursuant to the LAMe. For the 55,000 square feet of retail
uses, 220 spaces would be required. However, the City Planning Department's Residential
Parking Policy for Division of Land - Number AA 2000-1 establishes a parking standard for new
condominiums of two spaces per unit plus 0.5 space per unit for guest parking. Therefore, to
account for the possibility of condominium conversion at a later time, the proposed project
would provide a total of 1,250 spaces for the residential uses. The Project would provide a total
parking supply of approximately 1,470 spaces, which would exceed LAMC's total requirement of
1,183 spaces. Reducing residential units from 500 to 399 units as described in the Final EI R as
well as the further reduction to 325 units approved by the City Planning Commission, and
reducing the proposed project's neighborhood-serving
commercial uses from 55,000 square
feet to 52,000 square feet, would reduce the number of parking spaces required by the LAMC.
The project approved by the City planning Commission requires 2 spaces per residential unit
plus 0.5 spaces per residential unit for guest parking (813 spaces), and 1 space for every 250
square feet of retail use (208 spaces. Thus the total required parking for the project is 1,021
spaces. The Project provides a total parking supply of 1,021 spaces, including 813 spaces for
residential uses. The proposed parking supply meets all parking requirements
As set forth in the Final EIR, the Applicant would include within all commercial leases with its
commercial tenant(s) the necessary provision to provide parking within the project site to
accommodate the demands of its respective employees.
All employees of the commercial
tenant(s) would park within the project site and would be prohibited from parking in the adjacent
residential neighborhood across Sepulveda Boulevard. The Applicant would also include within
all residential leases the necessary provision to require all residential tenants and their
guests/visitors to park their respective vehiCle(s) within the project site and would be prohibited
from parking in the adjacent residential neighborhood across Sepulveda Boulevard.
Elimination of street parking will not result in significant parking impacts. The EIR did disclose
that the removal of on-street parking in connection with the implementation of mitigation
measures could have an effect on parking in the area, although this impact is concluded to be
less than significant. (See Section VI, Other Environmental Considerations, page VI-12 of the
Draft EIR.) The basis for this conclusion is that in the vicinity of the Camarillo Street/Sepulveda
Boulevard intersection, there is metered on-street parking available along the east side of
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Sepulveda Boulevard between Camarillo Street and Moorpark Street, along the south side of
Moorpark Street between Sepulveda Boulevard and Columbus Avenue, and along both sides of
Columbus Avenue between Moorpark Street and Ventura Boulevard. Off-street parking is also
available in the Galleria parking structure. In the vicinity of the Ventura Boulevard/Beverly Glen
intersection, there is metered on-street parking available along both sides of Ventura Boulevard
between Beverly Glen Boulevard and Van Nuys Boulevard. In light of other available on-street
and off-street parking within reasonable walking distance (i.e., approximately 1/4-mile), the onstreet parking removals that would result from the project were concluded to be less than
significant. Moreover; the commenter presents no evidence to support the claim that the
removal of these spaces would result in spillover parking into adjacent residential
neighborhoods. (See Supplemental Responses to Comments 1-19 & App. C.)
The Project's parking demand would not exceed the parking supply. Therefore, project impacts
on park.ing would be less than significant.
Cumulative Impacts (except for intersection impacts)
A number of related projects would generate passengers that
as the proposed project, cumulatively increasing the demand
trips would constitute a small proportion of the cumulative
proposed project's cumulative impacts on transit would be less

would use the same transit lines
for transit. The Project's transit
demand for transit.
Thus, the
than significant.

With regard to parking and access, there are no related projects located in the immediate
vicinity of the project site which could contribute to cumulative parking and access impacts.
Furthermore, it is anticipated that any future related projects that would be developed near the
project site would be subject to City review to ensure that adequate parking and access would
be maintained in the project vicinity. Therefore, cumulative impacts related to these issues
would be less than significant.
Cumulative impacts relative to pedestrian/bicycle safety would occur if related projects impact
the same pedestrian facilities or bicycle routes as the proposed project. There are no related
projects located WIthin close proximity to the project site to potentially affect the same
pedestrian facilities or bicycle routes as the proposed project. Thus, cumulative Impacts relative
to pedestrian/bicycle safety would be less than significant.

14. Solid Waste
Construction
Construction activities of the proposed project would generate construction and demolition
("C&D") waste including, but not limited to, soil, wood, asphalt, concrete, paper, glass, plastic,
metals, and cardboard that would be disposed of in the County's unclassified landfills. The
proposed project described in the Draft EIR would result in the export of approximately 165,000
cubic yards of soil, the demolition of 1,040 square feet of residential uses, and the construction
of 656,734 square feet of residential uses and approximately
55,000 square feet of
nonresidential uses. Based on these quantities, construction of the proposed project is
estimated to generate 173,250 tons of soil, 60 tons of demolition debris, and 1,545 tons of
construction debris for a combined total of 174,855 tons of C&D waste. This estimate does not
account for the recycling and reuse of the Project's C&D. Nor does it account for reduction in
waste generation associated with reducing the size of the square footage of the Project as
described in the Final. EIR.
The proposed project's total solid waste generation during
construction would represent approximately 0.34 percent of the estimated remaining capacity
(50.800 million tons) at the County's unclassified landfills open to the City of Los Angeles.
Based on the average 2008 unclassified landfill disposal amount of 0.174 million tons,
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unclassified landfills generally do not face capacity shortages. Therefore,. unclassified landfills
would have adequate capacity to accommodate
project-generated
inert waste.
Thus,
construction impacts relative to solid waste would be less than significant.
Operation
The project site is currently developed with a single-family residence that generates
approximately 2 tons of solid waste per year. The residential, retail, and grocery store uses
described in the Draft EIR would result in a net increase in solid waste generation on the site.
However, the reduced Project described in the Final EIR would reduce this increase. In order to
engage in the most conservative analysis, the Draft EIR solid waste generation of 500
residential units is utilized for solid waste impact evaluation. The residential uses are estimated /
to generate approximately 1,116 tons of solid waste per year, the retail approximately 44 tons of
solid waste per year, and the grocery store approximately 250 tons of solid waste per year for a
combined total of approximately 1,410 tons of solid waste per year. This amount represents a
net increase of 1,40S tons of solid waste generation per year over existing uses.
Solid waste attributable to the proposed project would be disposed of at one of the County's
Class III landfills open to the City of Los Angeles. The Project's total solid waste generation
during operation of 1,410 tons would represent an approximate 0.04 percent increase in the
City's yearly Class III solid waste disposal quantity (based on 2008 quantities), and represents
approximately 0.001 percent of the estimated rema.ining capacity (123.17 million tons) at the
County's Class III landfills open to the City of Los Angeles. Further, the Project's solid waste
generation of 1,410 tons would constitute less than 0.001 percent of the estimated remaining
capacity of Class III landfills open to the City of Los Angeles for the year 2011 (156.9 million
tons).
The ColWMP 2007 Annual Report
disposal needs through 2022 with
use of out of County landfills (e.g.,
of new conversion technologies for

concludes that the County would be able to provide for its
the use of and expansion of in-County facilities, increased
Mesquite Regional Landfill) up to 15,000 tpd, as well as use
up to 10,000 tpd.

Based on the above, the existing and planned landfills/improvements identified in the ColWMP
2007 Annual Report would be able to accommodate project-generated waste.
Projectgenerated waste would not exacerbate the existing shortfall of landfill capacity such that the
projected tirneline for the County's Class III landfills to reach capacity would be altered. In
addition, the project would not generate solid waste ata level that would generate the need for
an additional solid waste collection route or require new or expanded recycling or disposal
facilities. The available capacity of the existing and/or planned landfills would not be exceeded,
and impacts on solid waste generation from project operations would be less than significant.
The proposed project would include design features such as the provision of recycling
containers on-site and adequate storage area for such containers in accordance with City
Ordinance No. 171687. In addition, the proposed project would include several design features
to achieve LEED Silver rating, including dive.rting construction and demolition waste from
landfills, using salvaged, refurbished, or reused materials during project construction, and using
materials with recycled content. Additionally, the proposed project would participate in the City's
waste diversion programs (i.e., Curbside Recycling Program) to reduce the need for solid waste
disposal.
Therefore, the proposed project would not conflict with solid waste policies,
objectives, regulations, plans, or programs. Impacts would be less than significant.
15. Water. Supply
Construction
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A short-term
demand for water would occur during construction
activities on-site
(I.e., demolition, excavation, grading). As the Project would occur over a 20-23 month period,
construction activities would occur intermittently and would be temporary in nature. Thus, the
demand for water supplies for construction activities such as soil watering (i.e., for fugitive dust
control), clean up, masonry, painting, and other related activities would be minimal. Overall,
construction activities would require minimal water and would not be expected to have any
adverse impacts on available water supplies or the existing water distribution system.
Therefore, impacts associated with short-term construction activities would be less than
significant.

/

Cumulative Impacts
.I

Fifty-one related projects are anticipated to be developed within the project vicinity. Related
projects would have an average daily water demand of approximately 724,509 gpd or 812 AF
per year. The Project's net increase of 122 AF per year over pre-existing conditions in
conjunction with related projects would yield a total average water demand of approximately
833,900 gpd or 934 AF per year. Reducing residential units from 500 to 325 will reduce the gpd
and AF per year of water demand. LADWP's 2005 UWMP projects yearly water demand to
reach 776,000 AF by 2030, which is an increase of 17 percent from 2005 water demand. With
the anticipated water demand increase of 934 AF per year from the development of the
proposed project and related projects, the demand for water would fall within the available and
projected water demand of LADWP's 2005 UWMP. In addition, given that the 2005 UWMP
plans and provides for water supplies to serve existing and projected needs, including those of
future gro\lV1:h and development as may occur through related projects, and that the
requirements of S8 -61 0 and SB 221 provide means to ensure that the water supply needs of
notable development projects are carefully considered relative to LADWP's ability to adequately
meet future needs, it is anticipated that LADWP would be able to supply the demands of the
proposed project and related projects through the foreseeable future.
Development of the proposed project in conjunction with the related projects would cumu.latively
increase water demand on the existing water infrastructure system. However, each related
project would be subject to discretionary review to ensure that the existing and planned water
infrastructure would be adequate to meet the domestic and fire water demands of each project.
Furthermore,LADWP,
Los Angeles Department of Public Works, and the City of Los Angeles
Fire Department would conduct ongoing evaluations to ensure facilities are adequate.
Therefore, cumulative impacts on the water infrastructure system would be less than significant.
There are complex physical, chemical, and atmospheric mechanisms involved in global climate
change that make it unreasonably speculative to predict what the effects of global climate
change will be, particularly at a state or local level. Due to this unpredictability, the secondary
affects that global climate change may have on water supplies for a given region is even more
difficult to predict. The science on global warming is still evolving and has not reached a point
where it can be quantified and incorporated into delivery projections of the SWP.. Furthermore,
policy recommendations on how to incorporate potential changes to water supply due to climate
change into water resource planning and management are still being developed. Therefore,
consistent with studies prepared by DWR, it is considered unreasonably speculative and
premature to make an assessment of impacts under CEQA of how climate change will affect
water availability for the proposed project.
In summary, LADWP would have be able to meet future water demands for the service area
with the addition of the proposed project and related projects, and no significant cumulative
impacts related to water demand would occur.
16. Waste Water
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Construction
During construction of the proposed project, a negligible amount of wastewater would be
generated by construction staff. It is anticipated that portable toilets would be provided by a
private company, with the wastewater transported and disposed of off-site.
Wastewater
generation from construction activities is not anticipated to cause a measurable increase in
wastewater flows at a point where, and at a time when, a sewer's capacity is already
constrained or that would cause a sewer's capacity to become constrained.
Additionally,
construction is not anticipated to generate wastewater flows that would substantially or
incrementally exceed the future scheduled capacity of anyone treatment plant by generating
flows greater than those anticipated in the Wastewater Facilities Plan or General Plan and its
elements. Construction of the Project would not require or result in the construction of new
wastewater treatment facilities or expansion of existing facilities; or result in a determination by
the City that it has inadequate capacity to serve the project's projected demand 'in addition to
existing commitments. Therefore, construction impacts to the local wastewater conveyance and
treatment system would be less than significant.
Operation - Wastewater Generation and Infrastructure
The proposed project described in the Draft EIR is estimated to generate an average
wastewater flow of 84,400 gpd and a peak flow of approximately 0.412 cfs. The reduction of
residential units from 500 to 399 units as described in the Final EIR as well as the further
reduction to 325 units approved by the City Planning Commission will reduce the amount of
wastewater generated by the proposed project. The proposed project would include new
connections to the i5-inch sewer line within Sepulveda Boulevard and the 8-inch sewer line
within Camarillo Street. The Project's average wastewater generation flow of 84,400 gpd
(0.0844 mgd) would enter the i5-inch sewer main and the 8-inch sewer line within Camarillo
Street. Based on the Sewer Availability Request provided by the City of Los Angeles Bureau of
Engineering, the existing municipal sewer lines would be able to accommodate project flows.
Furthermore, in order to connect to the existing sewer system, the Project would be required to
obtain an S-permit and pay a proportionate share of the costs of conveyance, operation,
maintenance, repair and capital improvements to upgrade and improve the City of Los Angeles
sewer system through payment of a Sewerage Facilities Charge.
Project wastewater
generation during operation would not require or result in the construction of new municipal
wastewater conveyance facilities. Therefore, the impact of wastewater generation from the
project on sewage conveyance infrastructure would be less than significant.
Operation - Wastewater Treatment
The proposed project would generate approximately 84,400 gpd (0.084 mgd) of wastewater with
a peak flow of 143,480 gpd (0.143 mgd) that would be treated at the Hyperion Treatment Plant
(HTP), which is a component of the Hyperion Service Area. The average dry weather flow
(ADWF) for 2010 for the HSA is projected to be approximately 492.3 mgd for the year 2015 and
511.3 mgd for the year 2020. These forecasted increases in wastewater flows without the
project are well within the HSA effective treatment capacity of 529 mgd. According to these
projections and based on effective treatment capacity, the HSA would still have a capacity of
51.7 mgd for the year 2010,36.7 mgd for the year 2015 and 17.7 mgd for the year 2020.
The proposed project's wastewater generation would contribute an average wastewater flow of
84,400 gpd (0.084 mgd), which could be easily accommodated within the projected available
treatment capacity of the HTS for the years 2010, 2015, and 2020. Furthermore, this amount is
considered nominal on a citywide and regional scale and this increase would not significantly
impact the projected ADWF for the years 2010, 2015, and 2020. In addition, the wastewater
generation estimate does not account for reductions in wastewater that would occur with
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implementation of water conservation measures. As such, the increase in wastewater flows
generated by the project would have a less than significant impact on wastewater treatment
facilities.
In addition, effluent conveyed to the HTP would not have a significant effect on the Santa
Monica Bay as the HTP continually monitors all effluent to ensure that it currently meets
applicable water quality standards and is required to comply with water quality standards
established for beneficial uses. Lastly, the Project would be required to pay a connection fee
through the Connection Fee Program, which would ensure that all users pay a fair share for
necessary expansions of the sewer system, additional improvements to conveyance, treatment,
and disposal facilities. The Project's contribution to the existing average daily flow (84,400 gpd)
is approximately 0.12 percent of its remaining capacity. Thus, the Project would not result in a
determination by the City that it has inadequate capacity to serve the Project's projected
demand in addition to existing commitments.
Therefore, the HTP has sufficient capacity to
serve the Project's projected wastewater generation, and impacts would be less than significant.
Cumulative Impacts
Fifty-one related projects are anticipated to be developed within the project vicinity. All 51 are
within the service areas of the HTS and the HTP for wastewater treatment.
These related
projects would cumulatively contribute, in conjunction with the proposed project, to the
wastewater generation in the project area. The estimated average wastewater generation
associated with the related projects would be approximately 614,968 gpd (0.615 mgd) on
average. The proposed project would contribute an additional 84,400 gpd to this estimated
generation for a total of 699,368 gpd (0.699 mgd). Reducing the number of residential units
from 500 to 399 units as described in the Final EIR as well as the further reduction to 325 units
approved by the City Planning Commission would reduce the amount of wastewater generated
by the proposed project described in the Draft EIR.
The HSA has an effective treatment capacity of 529 mgd. By the years 2010, 2015, and 2020,
the ADWF of the HSA is projected to be 477.3 mgd, 492.3 mgd, and 511.3 mgd, respectively.
For the year 2010, the cumulative average wastewater flows would increase the projected
ADWF to approximately 478 mgd. For the year 2015, the cumulative average wastewater flows
would increase the projected ADWF to approximately 493 mgd. For the year 2020, the
projected cumulative ADWF would be approximately 512 mgd. Thus, cumulative wastewater
flows would be within the effective treatment capacity of the HSA. In addition, the ADWF
estimates in conjunction with the projected cumulative wastewater estimate associated with the
related projects represent a conservative analysis as the ADWF projections already take into
account future population growth, including growth such as that represented by the related
projects.
Additionally, in order to connect to the sewer system, related projects would be subject to
payment of the City's Sewerage Facility Charges. Furthermore, implementation of the IRP and
completion of the "Go-Projects," including improvements throughout the HSA consisting of the
expansion of the Tillman Water Reclamation Plant (TWRP) and improvements in the HTP, Los
Angeles-Glendale Water Reclamation Plant (LAGWRP), and wastewater collection system,
capacity of the HTS would be increased to 570 mgd. The IRP would increase the treatment
capacity of the TWRP and treatment process at the LAGWRP, which would result in less
bypass flows to the HTP for processing.
As such, the LADPW and Bureau of Sanitation
anticipates ample wastewater treatment services to the City of Los Angeles and contracting
cities through the year 2020 and cumulative impacts associated with wastewater treatment
would be less than significant.
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The HTP currently meets applicable water quality standards as set forth by the National
Pollution Discharge Elimination System (NPDES). As such, the cumulative projects' wastewater
effluent discharged to the Santa Monica Bay would have a less than significant impact on water
quality, Implementation of the IRP, upgrades in the advanced treatment processes at the HTP,
and continual monitoring by the Environmental Monitoring Division (EMD) would ensure that
effluent discharged into Santa Monica Bay are within applicable 'limits, Thus, cumulative
impacts on Santa Monica Bay water quality would be less than significant and the proposed
project's contribution to the impact would not be cumulatively considerable,

B.

Impacts Determined to be Potentially Significant.
Than Significant Levels

but can be Mitigated to Less

The following impact areas were concluded by the EIR to be less than significant with the
implementation of mitigation measures described in the EIR Based on that analysis and other
evidence in the administrative record relating to the project, the City finds and determines that,
based on substantial evidence, mitigation measures described in the Final EIR will reduce
potentially significant impacts identified for the following environmental impact categories to
below the level of significance:
1. Air Quality
Potential Impacts
Operation - Toxic Air Contaminants Off-Site Sources
For carcinogenic exposures, the summation of risk for the maximum exposed residential
receptor totaled 1,1E-04 (1,1 in ten thousand) for the 30-year and 3.3E-05 (3.3 in one hundred
thousand) for the 9-year exposure scenarios. The proposed project would result in locating
sensitive receptors within an area of cancer risk in excess of the SCAQMD significance
threshold of 10 in one million and, therefore, the proposed project would result in a significant
impact without incorporation of mitigation measures,
Particulate emissions from trucks and
related diesel fueled vehicles contributed to more than 95 percent of the identified risk value,
To quantify non-carcinogenic impacts, the hazard index approach was used. The approach
assumes that chronic sub-threshold exposures adversely affect a specific organ or organ
system (toxicological endpoint). For each discrete chemical exposure, target organs presented
in regulatory guidance were utilized.
To calculate the hazard index, each chemical's
concentration or dose is divided by the appropriate toxicity value, For compounds affecting the
same toxicological endpoint, this ratio is summed, Where the total is equal to or exceeds one, a
health hazard is presumed to exist. The analysis for the proposed project resulted in a chronic
hazard index for the maximum exposed receptors of 0.2, which is approximately 13 percent of
the SCAQMD recommended threshold. For acute exposures, the hazard indices for the 1-hour
and 8-hour averaging times did not exceed 1.0. Therefore, non-cancer health risks are not
considered significant.
For criteria pollutants, the assessment revealed that PM10 emissions generated from the
adjacent freeway would result in PM10 concentrations at the maximum exposed residential
receptor of 51.72 j.Jglm3 and 22,68 !-I9/m3 for the 24-hour and annual averaging times,
respectively. These values exceed the SCAQMD's PM10 significance thresholds for the 24-hour
averaging time of 2.5 j.Jg/m3 and the annual averaging time of 1.0 !-Ig/m3 without incorporation of
mitigation measures. For PM2,5, a maximum 24-hour average concentration of 9.2 !-I9/m3 was
predicted. This value also exceeds the SCAQMD's PM2.5 significance threshold of 2.5 !-Ig/m3
and warrants mitigation. For CO, the maximum predicted 1-hour concentration of 0.61 parts per
million (ppm) and 8-hour value of 0.47 ppm, when added to existing background levels, do not
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cause an exceedance of the ambient air quality standards.
For N02, a maximum t-hour
concentration of 0.08 ppm was predicted.
This concentration, when added to existing
background levels, would also not cause an exceedance of the ambient air quality standards.
Because the t-hour and 8-hour exposure levels associated with both toxic and criteria pollutants
are within acceptable limits, no impacts are anticipated to residents who access and utilize
amenities such as the pool and related courtyard locations. For exceedances of particulate
exposure levels from diesel exhaust and reenirainment of roadway dust, the ErR imposes
mitigation to reduce pollutant concentrations within residential occupancies by restricting the
rate of infiltration, based on the recommendations of a comprehensive and detailed health risk
assessment.

/

.I

Final EIR Section II.B.IV.B adds an in-depth survey of studies and literature regarding the
potential health impacts of air pollutants as well as public welfare and ecological effects of
various air pollutants. This additional information does not change the proposed project air
quality impact conclusions set forth in the Draft EIR, but amplifies the background information
regarding those impacts. The Final EIR also modified Mitigation Measure B-10 to increase the
HVAC control systems particulate filters minimum efficiency reporting value from (MERV) 14 to
(MERV) 15.
With the implementation of Mitigation Measures B-10 (as modified in the Final EIR) and B-11,
the above-referenced potentially significant air quality impacts of the proposed project would be
less than significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1

n.

2. Biological Resources
Potential Impacts
Raptor Species
The proposed project's removal of the four existing on-site non-native trees could potentially
have an impact on raptor species due to the removal of potential foraging or hunting habitat to
raptors in the area. Although the loss of the existing on-site trees for potential foraging raptors
is not critical to the survival of these species, tree removal could possibly impact nesting sites
for other bird species including some birds which are considered possible prey species for
raptors. Nonetheless, to ensure that any nesting birds found on-site would not be impacted,
mitigation measures are recommended to ensure that efforts are made to schedule all tree
removals between September 1 and February 14 to avoid the nesting season and, thereby
avoid potentially significant impacts. In addition, a biologist would be present on the project site
to monitor any tree removal to ensure that nests not detected during the initial survey are not
disturbed.
With the implementation of Mitigation Measure C-1, the above-referenced potentially significant
raptor species impacts of the proposed project would be less than significant.
Finding
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The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1)).
Protected Trees and Street Trees
No locally protected biological resources such as City-protected trees exist on the project site.
As such, the Project would not conflict with the City of Los Angeles Preservation of Protected
Trees Ordinance, and no impacts on locally protected species would occur. However, the
Project would involve the removal of four existing elm (Ulmus sp.) trees, as well as several
street trees along Sepulveda Boulevard and Camarillo Street. Since no protected biological
resources exist on the site and project implementation would occur in accordance with City
codes and Street Tree regulations, the Project would not conflict with any local policies or
ordinances protecting biological resources.
However, to ensure that no significant impacts
would occur as a result of the removal of the non-protected trees on the project site, a mitigation
measure is recommended.
With the implementation of Mitigation Measure C-2, the above-referenced
tree impacts of the proposed project would be less than significant.

potentially significant

Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1)).

3. Cultural Resources
Potential Impacts
Paleontology
Appendix B of the Draft EIR, Initial Study Section V.c,identified
potential paleontological
resource impacts and prescribed mitigation. While this mitigation was included in the Initial
Study attached to the Draft EIR, it 'was inadvertently omitted from the Mitigation Monitoring and
Reporting Program attached to the Final EIR. The City hereby incorporates the analysis and
mitigation measures from the Initial Study into the Project.
A paleontology records search of the project area was conducted by the Natural History
Museum of Los Angeles County. A review of the record search data indicates that the project
site contains surficial deposits of Quaternary Alluvium from the floodplain of the Los Angeles
River channel immediately north of the site. These deposits typically do not contain significant
vertebrate fossil remains in the uppermost layers.
At depth, however, older Quaternary
sediments that contain significant fossil vertebrate materials are likely to be encountered.
Although the project site has been previously developed, any substantial excavations in the
proposed project area could encounter fossil vertebrate remains based on the known
occurrence of vertebrate fossils (and fossil invertebrates) within the older Quaternary
sedimentary deposits. Thus, the potential for discovering unrecorded, paleontological resources
does exist. However, with implementation of the Mitigation Measures M-1 through M-6 set forth
in the revised Mitigation Monitoring and Reporting Program, potential impacts would be reduced
to less-than-significant levels.
Finding
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The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR [Initial Study]." (Guidelines Section 15091
(a)(1

».

4. Geology and Soils
/

Potential Impacts
Seismic Hazards -

Faulting and Groundshaking

The geotechnical report prepared for the Project was found to be acceptable by the City of Los /
Angeles Department of Building and Safety (LADBS), provided that the conditions specified
therein are complied with during site development. As recommended in the geotechnical report,
the project's proposed structures would be founded on a system of driven concrete piles and/or
drilled cast-in-place piles, bearing in the dense native soil. Thus, with implementation of the
geotechnical report's recommendations as set forth in Mitigation Measure D-1, the project would
not cause or accelerate geologic hazards that would result in substantial damage to structures
or infrastructure or expose people to substantial risk of injury, and geologic hazard impacts
related to soil instability would be less than significant.
With the implementation of Mitigation Measure D-1, the above-referenced potentially significant
faulting and groundshakingimpacts
of the proposed project would be less than significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1.))..
5. Hydrology and Water Quality
Potential Impacts
Construction and Operation -

Hydrology and Water Quality

Project-related construction activities have the potential to result in adverse effects on water
quality. However, a Storm Water Pollution Prevention Program (SWPPP) would be developed
and implemented during project construction.
The SWPPP would outline BMPs and other
erosion control measures to minimize the discharge of pollutants in storm water runoff.
Project construction activities would occur in accordance with City grading permit regulations to
reduce the effects of sedimentation and erosion. Furthermore, routine safety precautions and
"good housekeeping" practices would be implemented to minimize the potential pollution of
storm water by both hazardous and non-hazardous pollutants. Compliance with state and city
level permits, plans, and codes would ensure that construction of the project would not result in
discharges that would create pollution, contamination or nuisance or that cause regulatory
standards to be violated for the receiving water body. Thus, with compliance with NPDES
requirements and City grading regulations, construction impacts related to water quality would
be less than significant.
Development of the proposed project would permanently remove the surface storm drain
system, including the street and curb network, drain inlets, and the storm drain, within La Maida
Street.
Storm drains and associated inlets and catch basins within Camarillo Street and
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Sepulveda Boulevard would remain in place. On-site stormwater flows would continue to drain
to the existing 7-foot-wide, 2.5-foot-tall concrete culvert via the proposed storm drain system for
the project site.
Implementation of the Project would increase the amount of impervious surfaces areas on the
site and, as such, would increase stormwater runoff as compared to existing conditions.
Specifically, post-project stormwater runoff flow from a 50-year storm event would be
approximately 18.3 cfs, which is greater than the existing 50-year stormwater runoff flow of 11.8
cfs. This increase in on-site stormwater flows from a 50-year storm event would be adequately
accommodated by the culvert. In addition, the Project would be required to provide appropriate
on-site drainage improvements to accommodate anticipated storm water flows. This would
include numerous planter areas and, if necessary, a flow detention device that would help
detain on-site runoff during a storm event.
During the operational phase of the proposed project, urban-related pollutants could potentially
be conveyed by stormwater runoff into municipal storm drains. Urban related pollutants may
include grease, oil, suspended solids, metals, solvents, phosphates, and pesticides/fertilizers.
However, in accordance with NPDES requirements, a SUSMP would be required to be in place
during the operational life of the Project to reduce the discharge of polluted runoff from the site.
The SUSMP would set forth BMPs that would be implemented during the operational life of the
Project. As part of the BMPs proposed, storm water runoff from the site would be directed to
raised filtration planters on-site that would be equipped with a series of perforated pipes to
collect water from the planters. Implementation of SUSMP requirements, inclusive of BMPs,
would ensure that discharges from the Project would not violate water quality standards.
Furthermore, the Project would also be designed in compliance with the Clean Water Act (CWA)
and Order No. 90-079 of the RWQCB, which regulates the issuance of waste discharge
requirements."
Operation of the Project would not result in discharges that would create
pollution, contamination or nuisance or that cause regulatory standards to be violated for the
receiving water body. Therefore, project impacts on water quality during operation would be
less than significant.
Cumulative Impacts
The 51 related projects within the project vicinity could potentially increase the volume of
stormwater runoff and contribute point and non-point source pollutants, resulting in a cumulative
impact to hydrology and water quality. However, the City of Los Angeles Department of Public
Works reviews all construction projects on a case-by-case basis to ensure that sufficient local
and regional drainage capacity is available.
In addition, as with the proposed project, the
related projects would be subject to state and county NPDES permit requirements for both
construction and operation.
Furthermore, each project would be evaluated individually to
determine appropriate BMPs and treatment measures to avoid impacts to water quality. Thus,
compliance with state and county NPDES permit requirements for both construction and
operation cumulative impacts to hydrology and water quality would assure that impacts are less
than significant
With the implementation of Mitigation Measures F-1 through F-6, the above-referenced
potentially significant hydrology and water quality impacts of the proposed project would be less
than significant.
Finding

2

Ibid.
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The City adopts CEOA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1)).
6. Noise
Potential Impacts
Operation -

Site Compatibility (Proposed Residential Uses)

The proposed project would locate sensitive residential receptors (I.e., proposed residential
buildings) near two heavily traveled freeway corridors, 1-405 and US-1 01, and a main
thoroughfare, Sepulveda Boulevard.
As the proposed residential structures would be built
above a 23-foot podium, the existing freeway sound wall would have no measurable noise
attenuation effect on freeway noise experienced at or within the proposed residential units. The
freeway noise along the project western and northern building facades, which have a direct lineof-sight to the freeway, would be approximately 78 dBA (CNEL). The estimated 78 dBA (CNEL)
represents the outdoor environment outside of the proposed residential building structure. With
respect to the requirements of the applicable building codes (City's building code), the building
design shall include adequate sound insulation to reduce the freeway noise to 45 dBA (CNEL)
or lower at the interior of the residential use. The private balconies of the residential units,
which have direct line-of-sight to the freeway interchange, would be exposed to freeway noise
level up to 78 dBA (CNEL). However, there are no City's noise limits applicable to the private
balconies. Incorporation of the mitigation measures would reduce potential impacts associated
with the introduction of residential uses on the project site to a less than significant level.
The proposed courtyard areas would be located at the plaza level on top of the podium. The
proposed project is designed such that the west-facing buildings would act as a noise barrier for
courtyard uses. No courtyard areas would have directline-of-sight
to either US-1Oi or 1-405,
and the buildings would be of sufficient height to attenuate freeway-related noise to well below
the "conditionally acceptable" 70 dBA (CNEL) for multi-family residential uses. As such,
potential noise impacts associated with outdoor uses at the courtyard areas would be less than
significant.
With theimplementatibn
of Mitigation Measures H-5and H-6, the above-referenced potentially
significant site compatibility- residential use impacts of the proposed project would be less than
significant.
Finding
The City adopts CEOA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR" (Guidelines Section 15091 (a)(1 ».
7. Public Services
Potential Impacts
Operation -

;'

Police

Development of the proposed project described in the Draft EIR would generate a residential
population of approximately 850 residents. As described in the Final EIR, the proposed project
will be reduced from 500 units to 399 units, thereby reducing population to 678 persons. The
further reduction to 325 units approved by the City Planning Commission would generate a
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population of approximately 549 persons. In addition, the approximately 55,000 square feet of
neighborhood-serving commercial uses described in the Draft EIR would generate a daytime
population of approximately 165 persons.
Reducing the proposed project's neighborhoodserving commercial uses from 55,000 square feet to 52,000 square feet will reduce daytime
population associated with these uses to approximately 156 persons. The proposed project
would be served by the Van Nuys Community Police Station, which has approximately 322
sworn officers and a civilian support staff of 28 persons. With the Project's estimated 850 new
residents, the residential population for the Van Nuys Community Police Station's service area
would increase to a total of approximately 287,664 residents. Based on this new population, the
officer per resident ratio in the Van Nuys Community Police Station service area would
decrease from 1 officer per 891 residents to 1 officer per 893 residents. This would result in a
change in officer per resident ratio of less than one percent, which would not be a significant .'
change. This change would be reduced based on the proposed project's revised estimated
population of 549 persons consistent with the reduction of residential units from 500 to 325
units.
The new permanent residential and temporary daytime populations associated with the
proposed project would increase the demand for police protection services provided by the Van
Nuys Community Police Station. Assuming that the annual crime rate would remain constant at
0.03 crime per capita, the residential population of the project (850 residents) would potentially
generate approximately 26 crimes per year. The total annual number of reported crimes in the
service area of the Van Nuys Community Police Station was projected to nominally increase
from 8,692 crimes to approximately 8,718 crimes. This change would be reduced based on the
proposed project's revised estimated population of 549 persons consistent with the reduction of
residential units from 500 to 325 units approved by the City Planning Commission. In addition,
the commercial components of the proposed project and related projects could potentially
generate crimes.
As vehicle theft and burglary from vehicles are the two most common crimes in the Van Nuys
area, the proposed project would include security features within the parking facility such as
surveillance cameras, appropriate lighting, and gated access. Additionally, the Project would
provide for on-site security personnel and a keycard access system with keycard readers for
residents to minimize the demand for police protection services. Furthermore, the proposed
project would also generate revenues to the City's Municipal Fund (in the form of property taxes,
sales revenue, etc) that could be applied toward the provision of new police facilities and related
staffing, as deemed appropriate. The Project's security design features, as well as revenue to
the Municipal Fund, would help offset the increase in demand for police services.
Nonetheless, due to the Project's population increase and associated demand for police
services at the time of project build out, the LAPD's Crime Prevention Unit has stated that the
project would have a significant impact on police services. Therefore, to reduce the proposed
project's potential impacts on police services to less than significant levels, mitigation measures
are provided below.
With the implementation of Mitigation Measures J-1 and J-2, the above-referenced potentially
significant police resource impacts of the proposed project would be less than significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental.effect as identified in the final EIR." (Guidelines Section 15091 (a)(1».
Operation -

Fire

;'

CPC-201 0-3152-ZC-HD-SPE-SPR-SPP-CUBNTT

-61216

F-98

Operation of the proposed project could result in significant impacts relative to:
•

Capability of Existing Fire Services; and

•

Fire Safety, Access, and Fire Flow Requirements; and

•

Emergency Response Times.

The proposed project described in the Draft EIR would result in approximately 850 new
residents. As described in the Final EIR, the proposed project will be reduced from 500 units to
399 units, thereby reducing population to 678 persons
Further reduction to 325 units as
approved by the City Planning Commission reduces population to 549 persons. In addition, the
proposed project would generate a daytime population associated with retail employees and
visitors. The Project's residential and daytime populations would increase the demand for LAFD
fire protection and emergency medical services.
Fire Station No. 88 is the closest fire station to the project site and, thus, would be the
responder to the site in the event of an emergency.
Based on Fire Station No. 88's current
response rate of 0.16 response per capita, the 850 residents generated by the proposed project
are anticipated to result in approximately 136 additional responses per year. The 136 additional
responses per year by project residents would increase Fire Station No. 88's total annual
response by 1.84 percent. Reducing the number of residential units from 500 to 399 units, as
described in the Final EIR, would reduce the number of additional responses to approximately
108, thus reducing this percentage. Further reduction to 325 units as approved by the City
Planning Commission would further reduce the number of additional responses. Furthermore,
additional responses from the station would be required as a result of the Project's on-site
daytime population.
Notwithstanding, a substantial number of responses is not anticipated.
Furthermore, given that the Project is located within close proximity (0.4 mile) of Fire Station No.
88, impacts relative to the LAFD's capability to provide adequate fire protection services would
be less than significant. In addition, Fire Stations Nos. 83 and 39 would also be available to
serve the project site in the event of an emergency. Furthermore, the Applicant would submit a
plot plan for the Project for approval by the LAFD either prior to the recordation of the final map
or the approval of a building permit to ensure that the LAFO would review site plans for access
before construction of any portion of the project. Therefore, the proposed project would not
require the addition of a new fire station or the expansion, consolidation or relocation of an
existing facility to maintain service. Impacts on fire services would be less than significant.
A project's impact on fire services is determined in part by its compliance with the applicable
provisions of the Fire Code and Building Code. A project that closely complies with applicable
provisions is less likely to cause any significant impacts to fire services. The project site is 0.4
mile from Fire Station No. 88, which is within LAFO's recommended response distance of 1.5
miles. Based on the project site's response distance from Fire Station No. 88, as well as the
anticipated minimal increase in potential demand to Fire Station No. 88, the proposed project
would not require the addition of a new fire station.
Pursuant to Division 9 of the Fire Code, the proposed project would comply with specific fire
safety, access, and fire flow requirements.
The Applicant would submit a plot plan for the
project for approval by the LAFD either prior to the recordation of the final map or the approval
of a building permit.
The plot plan would indicate the Project's compliance with the
requirements of the Fire Code. Specifically, the Project would include a new 28-foot-wide
driveway/fire lane along the back side of the site between Camarillo Street and Sepulveda
Boulevard that would provide emergency access. Therefore, no portion of an exterior wall
would be more than 150 feet from the edge of a roadway.
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New hydrants may be required to serve the project to ensure that none of the Project's
proposed buildings would be further than 300 feet from an approved fire hydrant. However, the
Project would comply with applicable LAMC fire safety requirements for building construction,
which include the submittal of a plot plan indicating the provision of adequate fire hydrants.
With regard to fire flow, a minimum of 4,000 gpm from four hydrants flowing simultaneously
would be provided for the proposed project. For eight inch water mains, the LAFD requires fire
flows of 2,500 gallons per minute (gpm) and a minimum residual pressure of 20 pounds per
square inch (psi) is required for any fire service or hydrant flowing at capacity. Based on the
Service Advisory Requests (i.e., fire pressure flow reports) from LADWP, the existing 8-inch
water main in Sepulveda Boulevard could accommodate the 2,500 gpm flows with a residual
pressure of 94 psi, which is well above the 20 psi fire flow requirement." However, additional
coordination with LADWP and LAFD during the development of the project plans would be
required to ensure that adequate fire flow would be provided at the time of project occupancy.
The project would comply with the fire safety design and construction requirements
rises set forth in Division 118 of the Fire Code. Consistent with Fire Code Division
Project would undergo an annual inspection including the evaluation of physical
property condition, and all fire-safety facilities and equipment required under the LAMC
Building Codes.

for high119, the
access,
Fire and

Based on the above, the Project would comply with applicable Fire Code and LAFD
requirements and would have a less than significant impact relative to fire safety, access,
hydrant, and fire flow requirements.
Project-related increase in traffic on surrounding roadways could have an impact on fire
protection and emergency medical services, if the response capabilities of the LAFD were
impeded. The 2008 fire-related response time for Fire Station No. 88 was 3.2 minutes, while
the emergency medical service response time was 6.0 minutes. These times are above the 5
minute threshold that is generally acknowledged as an acceptable response time; however, due
to the proximity of Fire Station No. 88 (0.4 mile) and the other two supporting stations to the site,
emergency response to the project site is not expected to significantly decline due to
implementation of the Project. Thus, project-related traffic is not anticipated to impair the LAFD
from responding to service requests at the project site. Finally, the project would provide
access for emergency vehicles to the project site subject to the approval of the LAFD.
Therefore, the proposed project's potential impacts related to emergency response times would
be less than significant.
With the implementation of Mitigation Measures J-3 through J-5, the above-referenced
potentially significant fire response and protection resources impacts of the proposed project
would be less than significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1».
Public School Facilities and Services
The proposed project is estimated to generate approximately 72 elementary school students, 43
middle school ,students, and 43 high school students for a total of approximately 158 students.
3

LADWP, SAR Number 7367, Fire Service Pressure Final Reports, March 16,2004.
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Reducing the number of residential units from 500 to 399 units as described in the Final EIR
would reduce the estimate of students. Further reduction to 325 units as approved by the City
Planning Commission will further reduce the estimate of students generated by the project.
The project site is located within LAUSD District 2, therefore, these students would attend
Sherman Oaks Elementary School, Van Nuys Middle School, and Van Nuys High School. With
the addition of 72 elementary school students from the proposed project, Sherman Oaks
Elementary School would have an excess of 184 seats. With the addition of 43 middle school
students from the project, Van Nuys Middle School is projected to have an excess of 199 seats.
In contrast, with the proposed project's addition of 43 high school students, Van Nuys High
School would have a shortage of 220 seats.
However, pursuant to Section 65995 of the California Government Code, the payment of .'
developer fees in accordance with SB 50 is considered to provide full and complete mitigation
for any impact to school facilities. Therefore, with payment of the required SB 50 fees, project
impacts to schools would be less than significant.
Cumulative Impacts
Of the 51 related projects anticipated to be developed within the vicinity of the project site, only
19 were identified as being located within the attendance boundaries of at least one of the
schools serving the project site (i.e., Sherman Oaks Elementary School, Van Nuys Middle
School, or Van Nuys High School). The proposed project in combination with these 19 related
projects would have the potential to generate a cumulative total of 93 elementary school
students, 174 middle school students, and 174 high school students. Therefore, Sherman Oaks
Elementary School and Van Nuys Middle School would have sufficient capacity to
accommodate the cumulative total of 93 elementary school students and 174 middle school
students. Van Nuys High School is projected to experience a shortage of 177 student seats,
and thus, would be constrained by the addition of 174 high school students from the proposed
project and related projects.
However, the proposed project and related projects would be
subject to the payment of developer fees in accordance with SB 50. Pursuant to Section 65995
of the California Government Code, the payment of developer fees in accordance with SB 50 is
considered full and complete mitigation and thus, cumulative impacts on school facilities would
be less than significant.
With the implementation of Mitigation Measure J-6, the above-referenced potentially significant
public school impacts of the proposed project would be less than significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1)).
Public Parks
With regard to community parks, the proposed project would need to provide 1.70 acres of
community parkland to meet the PRP's long-range standard for community parks of 2 acres per
1,000 residents and approximately 0.85 acre to meet the PRP's more attainable short- and
intermediate-range standard of 1 acre per 1,000 residents. Reducing the number of residential
units from 500 to 399 reduced the community parkland demand to 1.36 acres in order to meet
the PRP's long-range goals and to 0.7 acre in order to meet the PRP's short-term and
intermediate-ranqe goals. Further reduction to 325 units as approved by the City Planning
Commission will further reduce the community parkland demand.
The proposed project's
provision of on-site open space would help reduce the use of off-site community parks in the
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area. Nonetheless, project residents would still be expected to utilize the community parks'
amenities including sports fields, tennis courts, basketball courts, and children's play areas.
The Project, therefore, would not meet the PRP's long-range standard or short- and
intermediate-range standards for community parks. However, implementation of the mitigation
measure below would ensure that through the provision of on-site recreational amenities and
open space areas, payment of in-lieu fees, dedication of parkland, or a combination of these
methods, the Project would comply with parks and recreational requirements.
It should be
noted that the PRP standards are citywide standards and not requirements for specific
development projects; such as the proposed project. Rather specific, residential development
projects are subject to Sections 12.21 and 17.12 of the LAMC.
Section 12.21 of the LAMC requires that development projects with six or more dwelling units on
a lot provide a minimum square footage of usable open space per dwelling unit. Based on the
proposed dwelling unit types, the Project would be required to provide approximately 56,050
square feet of total usable open space. This demand for usable open space would be reduced
with the proposed reduction in residential units from 500 units to 325 units. The proposed
project would provide a total of approximately 106,013 square feet of usable open space areas
consisting of approximately 67,213 square feet of common open space (e.g., courtyards,
gardens, pedestrian pathways, large pool facility, spa, gym, community rooms, a bocce court,
and lobbies) and approximately 38,800 square feet of private open space (balconies) for its
residents. Reducing residential units and commercial uses as set forth in the Final EIR would
reduce the amount of open space from 106,013 square feet to 93,500 square feet. However,
this revised amount would still exceed the usable open space requirement as set forth under
Section 12.21 of the LAMC. Therefore, the proposed project would exceed the usable open
space requirement as set forth under Section 12.21 of the LAMC.
The proposed project would also be subject to Section 17.12 of the LAMC, the City's
implementing ordinance of the Quimby Act. Section 17.12 provides a formula for the dedication
of land for park and recreational purposes and/or the payment of in-lieu fees (subject to
determination by the Department of Recreation and Parks). Per Section 17.12, the proposed
project would be required to dedicate approximately 32 percent of the gross subdivision area for
parks and recreational purposes. Based on this requirement and the site area of 5.05 acres or
approximately 219,778 square feet, the project would be required to do one or a combination of
the following: dedicate approximately 1.62 acres or 70,720 square feet of park and recreation
space or pay in-lieu fees. The Project would provide approximately 1.54 acres (67,213 square
feet) of common park and recreation space, but this area would not be dedicated to the City of
Los Angeles as required to satisfy Section 17.12 requirements. As such, the project Applicant
would be required to pay in-lieu fees to satisfy Section 17.12 parkland requirements.
The
Project's 67,213 square feet of common open space could be credited against the total parkland
dedication requirement or the total in-lieu park fee requirement, as determined by the ORP. With
implementation of the proposed approximately 13,OOO-square-foot publicly accessible ground
level plaza, the amount of common open space would increase to approximately 74,500 square
feet or 1.71 acres. Thus, potentially significant impacts relative to Section 17.12 could occur.
However, implementation of Mitigation Measure J-7 would ensure that through the provision of
on-site recreational amenities and open space areas as a credit against the dedication of open
space, payment of in-lieu fees, dedication of parkland, or a combination of these methods, the
project would comply with the maximum requirements established under the Quimby Act. With
this mitigation measure, impacts on parks and recreational facilities would be less than
significant.
Cumulative Impacts

/
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Of the 51 related projects identified, 29 are residential in nature or have residential components.
These 29 related projects in the area would result in the development of 2,819 new residential
units. Growth from the proposed project and these 29 projects would combine to generate a
cumulative demand for additional parks and recreational facilities. The 850 residents estimated
to be generated by the proposed project, in addition to the estimated 4,792 residents associated
with the 29 identified related projects, would result in a cumulative population increase of
approximately 5,642 residents. Reducing the number of residential units from 500 to 325 units
proposed would reduce the project-related demand for park space generated by the project and
the associated cumulative demand for park space. This cumulative population would increase
the demand for public parks and recreational facilities. However, as with the Project, the 29
related projects with residential uses would be subject to discretionary review to ensure
consistency with the PRP and would be required to comply with the requirements of Sections /
12.21 and 17.12 of the LAMC. Given that related projects would be required to dedicate land
for park and recreational purposes, provide on-site open space to meet the recreational
demands of residents per Section 12.21 of the LAMe, and/or pay in-lieu park fees pursuant to
Section 17.12 of the LAMC, it can be expected that potential cumulative impacts to parks and
recreational facilities would be reduced to levels that are less than significant
With the implementation of Mitigation Measure J-7, the above-referenced
public park impacts of the proposed project would be less than significant.

potentially significant

Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1)).
8. Transportation
Potential Impacts
Construction Traffic
Construction equipment, crew vehicles, haul trucks and delivery vehicles would generate traffic
during the estimated 23-month construction period.
It is anticipated that the construction
workers would park off-site in nearby facilities until completion of the project parking structure.
During construction, it is anticipated that on-street parking would be removed along Camarillo
Street west of Sepulveda Boulevard to provide additional room for construction activities.
However, through trsffic lanes near the project site would remain open. To lessen the potential
for construction traffic to block through traffic lanes and driveways of nearby residents and
businesses, truck staging would occur at an off-site location approved by the City of Los
Angeles.
It is estimated that approximately 165,000 cubic yards of exported material would be
transported from the site, which would generate approximately 150 outbound and 150 inbound
truckloads per day, for a total of 300 truck trips per day. Trucks delivering materials for the
construction of the parking structure would average approximately 42 inbound and 42 outbound
trips per day, totaling approximately 84 delivery truck trips per day, while the construction of the
residential and retail uses would generate an average of 11 outbound and 11 inbound trucks per
day, for a total of 22 delivery truck trips per day. Although reducing the project FAR to 2.25:1
would result in an incremental reduction in construction traffic trips, a short-term significant
construction traffic impact would still occur at the intersection of Camarillo Street & Sepulveda
Boulevard during Months 1-2 and Months 3-4 in the a.m. peak hour prior to mitigation

/
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The Final EIR amended Mitigation Measure K-3 by adding three more specific requirements in
addition to the 4 requirements identified in Draft EIR. With the implementation of Mitigation
Measures K-1 through K-7, the above-referenced potentially construction traffic impacts of the
proposed project would be less than significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1

».

Access
Primary access would be provided from a new private roadway that would extend along the
back side of the site, (Le., along the northern/western frontage) extending from Sepulveda
Boulevard to Camarillo Street. This private roadway would provide two access points to the
parking garage. Furthermore, additional driveways for retail access, residential access, and
residential drop-off and pick up are proposed. Given these various points of access, no issues
related to site access are anticipated to occur.
The intersections nearest the primary site access are La Maida Street at Sepulveda Boulevard
and Camarillo Street at Sepulveda Boulevard. The La Maida Street and Sepulveda Boulevard
intersection is projected to operate at LOS C during the a.m. peak hour and LOS 0 in the p.m.
peak hour in the Future (2013) "With Project" Conditions.
Camarillo Street and Sepulveda
Boulevard is projected to operate at LOS C during the a.m. peak hour and LOS E in the p.m.
peak hour in the Future (2013) "With Project" Conditions. Therefore, as this intersection would
operate at LOS E in the p.rn. peak hour, based on the City's significance threshold for access,
the Project would result in a significant impact with respect to access. However, a mitigation
measure is proposed at this intersection to improve conditions to LOS C in the p. m. peak hour.
With the implementation of Mitigation Measures K-8, the above-referenced
access impacts of the proposed project would be less than significant.

potentially significant

Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1».
Pedestrian/Bicycle
The proposed project would encourage pedestrian activity in the area. The neighborhood
commercial uses fronting Sepulveda Boulevard and Camarillo Street would be pedestrianoriented. Pedestrians would have direct access to the neighborhood-serving commercial uses
from the sidewalks along Sepulveda Boulevard and Camarillo Street. To further increase
circulation a pedestrian entrance to the retail from the ground level parking along Camarillo
Street will be included. The Project would also not introduce any hazardous design features.
Thus, the Project would not result in an increase in pedestrian/vehicle or bicycle/vehicle conflict,
and impacts relative to pedestrian/bicycle safety would be less than significant. Nevertheless, a
mitigation measure is provided below to ensure that adequate bicycle parking would be
provided on-site.
With the implementation of Mitigation Measures K-16, the less than significant pedestrian and
bicycle impacts would be assured.

;'
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Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1 )) ..

Operation-Study Intersections

/

Implementation
of the proposed project described in the Draft EIR would generate
approximately 5,844 net daily trips, which includes 321 trips during the a.m. peak hour and 549
trips during the p.m. peak hour. Trip generation would be reduced by implementation of the
smaller project described in the Final EIR, but to assure the most conservative analysis, the
Draft EIR trip generation rates are applied. Based on the City's significant traffic impact criteria',
the proposed project would result in potentially significant impacts at 11 study intersections
during one or both peak hours. Feasible mitigation measures were identified that mitigate
potential impacts to less-than-significant levels at following 6 intersections:
•

101 Freeway EB On-Ramp and Sepulveda Boulevard (p.m. peak hour);

•

Camarillo Street and Sepulveda Boulevard (both peak hours);

•

Ventura Boulevard and Haskell Avenue (North) (p.m. peak hour);

•

Ventura Boulevard/l-405
peak hour);

•

Ventura Boulevard and Van Nuys Boulevard (p.m. peak hour);

•

Ventura Boulevard and Beverly Glen Boulevard (p.m. peak hour);

Freeway Southbound

On-Ramp/Sherman

Oaks Avenue (p.m.

The Final EIR modified Mitigation Measure K-13 to provide greater specificity as to the scope,
use, and procedures of the funds required by Mitigation Measure K-13.
With the
implementation of Mitigation Measures K-8 through K-11, K-13 through K-15, the abovereferenced potentially significant intersection impacts of the proposed project would be less than
significant.
All of these mitigation measures are technically feasible. However, two of the measures involve
the removal of on-street parking, which may have a secondary impact on local businesses and
residents as discussed on Section VI, Other Environmental Consideration of the Draft EI R.
These mitigation measures are not technically infeasible and the concern regarding secondary
impacts is unreasonable speculative. Although these mitigation measures may be undesirable,
they are not infeasible and shall be implemented. If this finding is appealed and overturned, the
City may substitute an alternative measure of equivalent effectiveness.
The horizon date of the Project traffic study has been updated to 2015 (the "2015 Analysis").
(Supplemental Responses to Comemntss Appendix D.) The 2015 Analysis updates the traffic
analysis for the Final EIR Project comprised of 399 dwelling units, a grocery store of 45,000
square feet and 7,000 square feet of retail use. This updated analysis assumes a two-year
construction period.
The updated traffic data in the 2015 Analysis reached the same
conclusions for the Project as in the Final EIR. In particular, the 2015 Analysis concludes the
Project would result in the same significantly impacted locations for the year 2015, without and
with mitigation, as determined for the year 2013. Further reduction to 325 units as approved by
the City Planning Commission will further reduce the traffic generated by operation of the

I
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project, and would reduce the severity of potentially significant impacts, but would not reduce
them to levels of less-than-significance without mitigation.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR" (Guidelines Section 15091 (a)(1».
Operation - Consistency with Plans
The proposed project would result in a significant impact to the CMP arterial monitoring /
intersection of Ventura Boulevard and Sepulveda Boulevard.
However, as provided in the
following pages, the Project would include a mitigation measure that would partially mitigate the
impact and another mitigation measure that would provide for a financial contribution to
improving operations at this intersection. Thus, the Project would be consistent with the intent
of the CMP. The proposed project would also be consistent with the goals of the Community
Plan to minimize vehicle trips as it would develop a mix of residential and commercial uses in a
Regional Center area of Sherman Oaks, within close proximity to various employment
opportunities, retail, and other service destinations.
In addition, the proposed project would
include neighborhood-serving
commercial serving uses on the ground level to encourage
pedestrian activity, would be easily accessible to transit service provided along Sepulveda
Boulevard and Ventura Boulevard, and would provide adequate parking. To minimize impacts
on the transportation system, the project Applicant would also implement mitigation measures.
Thus, the Project would support the goals of the Community Plan.
Furthermore, the proposed project would comply with the transportation requirements of the
Specific Plan including, but not limited to: the implementation of mitigation measures to reduce
traffic impacts to the extent feasible; implementation of a TDM Program; and payment of a
Project Impact Assessment (PIA) Fee. These are statutory requirements adopted for the
purpose of reducing environmental impacts associated with vehicle trips and compliance with
these requirements becomes part of the Project; they are not mitigation measure. Therefore,
the Project would not conflict with the implementation of adopted programs, plans, and policies
addressing transportation.
The Final EIR included revisions of the TDM plan. At minimum, the TDM shall include following:
•

Provide information regarding discounted bus passes to residential tenants at the time of
lease execution.

•

Designate a Transportation
on-site.

•

Coordinate with area businesses to maximize leasing to their employees
focus of marketing strategy.

•

Provide preferential parking for carpools and van pools for retail employees.

•

Create and deliver personal trip plans (transit, carpool, vanpool, bicycle, walking) for
each new resident and employee and provide updates upon request.

•

Deliver. transportation
website/page.

Coordinator that is part of the property management

information

to residents

in project

communications

team

as central

including

/
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•

Host semi-annual events to promote ridesharing and transit usage.

•

Install Transportation

•

Wire residential units for high speed internet access.

•

Unbundle the leasing of dwelling units from parking spaces.

F-106

Information Display(s) in common area(s).

/

With the implementation of Mitigation Measures K-8 through K-12, the above-referenced
potentially significant impacts of the proposed project to consistency with plans would be less
than significant.
/

Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1».

9. Water Supply
Potential

Impacts

Operation -

Water Supply

As set forth in the Final EIR, the proposed project would not result in si.gnificant impacts related
to domestic water supply. However, mitigation measures are recommended to ensure that the
proposed project would be compliant with the City's recommended water conservation
measures.
Operation of the proposed project would result in an increase in long-term water demand for
consumption, maintenance, irrigation, and other activities on the project site. According to the
Water Supply Assessment (WSA) prepared by LADWP for the proposed project, the Project is
estimated to result in a net increase in water demand of approximately 100 acre feet (AF) per
year over pre-existing conditions .. When considering only the existing single-family residence
currently on the site, the proposed project would result in a net increase of approximately 122
AF per year.
According to the WSA prepared for the proposed project, LADWP anticipates that the
approximately 100 AF per year increase in water demand generated by the proposed project
over pre-existing conditions would fall within the available and projected water supplies for
normal, single-dry, and multiple-dry years through 2020 water demand projections of LADWP's
2000 Urban Water Management Plan (UWMP). Subsequent to the approval of the WSA for the
proposed project, LADWP adopted an updated (2005) UWMP and the pre-existing uses were
removed from the site. Based on correspondence with the LADWP, the water demand for the
proposed project was accounted for in the 2005 UWMP. Therefore, the proposed project's net
increase of approximately 100 AF per year over pre-existing conditions and the net increase of
approximately 122 AF per year over existing conditions would also fall within the available and
projected water supplies for normal, single-dry, and rnultlple-dry years through 2030 water
demand projections of LADWP's 2005 UWMP. Reducing residential units from 500 to 399 units
as set forth in the Final EIR as well as further reduction to 325 units as approved by the City
Planning Commission would reduce demand for water generated by the proposed project.
Given that LADWP would be able to meet the water demand of the project, as well as the
existing and planned future water demands of its service area, operational impacts on water
supply would be less than significant.
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In addition, compliance with State laws regarding water conservation measures (i.e., Title 20
and Title 24 of the California Code of Regulations (CCR», as well as implementation of the
Project's water saving features (i.e., drought tolerant landscaping, low-water fixtures and
appliances) and mitigation measures, would reduce water consumption estimates for the project
at full buildout, thereby reducing the demand on City supplies.
Proposed improvements would include connections to the existing 8-inch water mains located in
Sepulveda Boulevard and Camarillo Street. To ensure sufficient water pressure in the system,
the existing 8-inch main in Sepulveda Boulevard (approximately 100 feet north of Camarillo
Street) and a portion of the existing 8-inch main in Camarillo Street (approximately 130 feet
west of Sepulveda Boulevard) may be upgraded to a 12-inch main. An alternative to upgrading
the existing 8-inch main in Camarillo Street could be the construction of a new 12-inch main .'
north of the centerline of Camarillo Street. This would prevent interruption of water supply for
two existing fire hydrants and other customers connected to the existing 8-inch main in
Camarillo Street. The above mentioned infrastructure improvements will be verified during the
detail design stage of the project in accordance with the Department of Water and Power. With
these anticipated improvements, domestic water and fire flow demand would be met.
Furthermore, Mitigation Measure J-4 as described in Section IV.J(2), Fire Protection, of the
Draft EIR would reduce potential impacts related to the provision of fire flow to a less than
significant level.
The proposed project would either meet or exceed the water efficiency requirements set forth by
Title 20 of the CGR through incorporation of water conservation features that would include, but
not be limited to, drought resistant plants and measures to reduce potable water consumption
for irrigation by 50 percent, as well as low-water fixtures and appliances to reduce water
demand by 20 percent. Therefore, the Project would be consistent with applicable regulations
of the CCR.
The proposed project would be consistent with Ordinance Nos. 172,075 and 163,532, as project
design features would include water facilities and fixtures with established maximum flow rate
standards. The proposed project would include low-water fixtures and appliances to reduce
water demand by 20 percent. Therefore, the Project would be consistent with Ordinance Nos.
172,075 and 163,532.
The projected water demand for the proposed project would fall within LADWP's projected
future water demands set forth in their 2005 UWMP. In addition, the UWMP indicates that water
would be available to meet the water demand of the projected service area until 2030.
Therefore, the Project would be consistent with the UWMP
With implementation of Mitigation Measures L-1 through L-5, the above-referenced
significant water supply impacts would be less than significant.

potentially

Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1».
1O.Solid Waste
Potential

Impacts

Cumulative Impacts

/
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Fifty-one related projects are anticipated to be developed within the vicinity of the project site.
Construction of the proposed project in conjunction with related projects would generate C&O
waste and thus, would cumulatively increase the need for waste disposal at the County's
unclassified landfills. The proposed project would generate 173,250 tons of soil. 60 tons of
demolition debris, and 1,545 tons of construction debris for a combined total of 174,855 tons of
C&O waste which constitutes approximately 0.34 percent of the estimated remaining capacity at
the County's unclassified landfills open to the City of Los Angeles.
While the Project's
contribution to unclassified landfills would not be significant at an individual level, the Project's
contribution in conjunction with related projects would be cumulatively significant. Therefore,
Mitigation Measures L-6 and L-7 are recommended to reduce the Project's cumulative impacts
during construction to a less than significant level.
Solid waste generation for related projects is forecasted to be 8,454 tons per year.
In
conjunction with the proposed project's net increase in solid waste generation, the total
cumulative solid waste generation would be 9,862 tons of solid waste per year. This waste
generation will be reduced by reducing the number of residential units from 500 to 325, but for a
more conservative analysis, the larger Project waste generation is evaluated.
Based on the
proposed project's estimated net increase of 1,408 tons of solid waste generation per year, the
proposed project's contribution to cumulative generation would be approximately 16,896 tons by
2022. Thus, the proposed project's net increase in solid waste generation would represent
approximately 0.001 percent of the County's projected 199.53 million tons of waste disposal
need through 2022.
Based on the proposed project's net increase plus related project's
estimated 8,454 tons of solid waste generation per year, the cumulative contribution to solid
waste generation would be approximately 118,344 tons by 2022.
While the Project's
contribution to Class III landfills would not be significant at an individual level, the Project's
contribution in conjunction with related projects would be cumulatively significant. Therefore,
Mitigation Measures L-8 and L-9 are recommended to reduce the Project's cumulative impacts
during operation to a less than significant level.
It is anticipated that related projects would be subject to environmental review on a case-bycase basis to ensure that they would not conflict with AS 939 waste diversion goals or the solid
waste policies and objectives in the City's Source Reduction and Recycling Element (SRRE) or
its updates, the City of Los Angeles Solid Waste Management Policy Plan (CiSWMPP), and the
General Plan Framework. Therefore, cumulative impacts to solid waste regulations, plans, and
programs from implementation of the Project and related projects would be less than significant.
Implementation of Mitigation Measures L-6 through L-9 would reduce potentially
cumulative solid waste impacts to less than significant water levels.

significant

Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or Incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1)).

C.

Significant Unavoidable Impacts That Cannot Be Mitigated to Less-ThanSignificant Levels

The City of Los Angeles determines that the following impacts are significant and unavoidable.
In order to approve the Project with significant unmitigated impacts, the City will be required to
adopt a Statement of Overriding Considerations. No additional environmental impacts other
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than those identified below will have a significant effect or result in a substantial or potentially
substantial adverse effect on the environment as a result of the construction or operation of the
Project. The City finds and determines that all significant environmental impacts identified in
the EIR for the construction and operation of the Project have been reduced to an acceptable
level in that:
a,

b.

All significant environmental impacts that can be feasibly avoided have been
eliminated, or substantially lessened through implementation of the Project
design features and/or mitigation measures; and
Based on the EIR, the Statement of Overriding Considerations and other
documents and information in the record with respect to the construction and
operation of the Project, all remaining unavoidable significant impacts, as set
forth in these findings, are overridden by the benefits of the Project as described
in the Statement of Overr.iding Considerations for the construction and operation
of the Project and implementing actions,

1. Air Quality
Significant Impacts
Regional and Localized Construction Impacts, Cumulative Construction Impacts
Construction of the proposed project has the potential to create air quality impacts through the
use of heavy-duty construction equipment and through vehicle trips generated from construction
workers traveling to and from the project site, In addition, fugitive dust emissions would result
from demolition and construction activities.
Mobil.e source emissions, primarily particulate
matter (PM) and nitrogen oxides (NOx), would result from the use of construction equipment
such as dozers, loaders, and cranes. During the finishing phase, paving operations and the
application of architectural coatings (i.e" paints) and other building materials would release
volatile organic compounds (VOCs). Construction emissions can vary substantially from day to
day, depending on the level of activity, the specific type of operation and, for dust, the prevailing
weather conditions. The assessment of construction air quality impacts considers each of these
potential sources.
Project construction' would require approximately 165,000 cubic yards of grading and soil
export. Grading and site preparation for the proposed project would require the removal of the
existing single-family residence. Construction would require approximately 20 to 23 months.
Construction-related
daily maximum regional construction emissions would not exceed the
SCAOMD daily significance thresholds for VOC, PM1O, PM2.5, carbon monoxide (CO), or sulfur
dioxide (SOx).
However, NOx emissions would exceed the SCAQMD daily significance
threshold during the site grading phase. Thus, regional. construction emissions would result in a
significant short-term air quality impact.
Maximum localized construction emissions for off-site sensitive receptors would not exceed the
localized screening thresholds for CO. However, localized NOx; PM1Q, and PM2.5 emissions
would exceed the applicable screening-level LST. Based on the dispersion modeling, NOx and
PM1D localized impacts would exceed the SCAOMD recommended thresholds. Therefore, with
respect to localized emissions from construction activities, impacts would be significant and
mitigation would be required,
Construction-period
NOx mass regional emissions, and localized NOx and PM10 emissions
associated with the proposed Project are already projected to result in a significant impact to air

/
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quality. As such, cumulative impacts to air quality during proposed Project construction would
also be significant and unavoidable.
Implementation of Mitigation Measures B-1 through B-6 (as Mitigation Measures B-5 and B-6
are modified in the Supplemental Responses to Comments, will reduce the severity of the
above-referenced significant air quality impacts of the proposed project, but will not mitigate the
impacts to less-than-significant levels.

r

;

Finding
Changes or alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental impact of Air Quality (Regional and Localized
Construction lrnpacts, Cumulative Construction Impacts), as identified in the Draft EIR.
However, although such measures may reduce and possibly eliminate certain impacts, the
Project may be considered to result in a significant and unavoidable impact on the environment
under CEQA. Specific economic, legal, social, technological or other considerations make
infeasible additional mitigation measures or project alternatives identified in the EIR.
Regional Operational Impacts, Cumulative Construction Impacts
Regional air pollutant emissions associated with proposed project operations would be
generated by the consumption of electricity and natural gas, and by the operation of on-road
vehicles. Pollutant emissions associated with energy demand (i.e., electricity generation and
natural gas consumption) are classified by the SCAQMD as regional stationary source
emissions.
Electricity is considered an area source since it is produced at various locations
within, as well as outside of, the Basin. Since it is not possible to isolate where electricity is
produced, these emissions are conservatively considered to occur within the Basin and are
regional in nature. Criteria pollutant emissions associated with the production and consumption
of energy were calculated using emission factors from the SCAQMD's CEQA Air Quality
Handbook (Appendix to Chapter 9).
Mobile-source emissions were calculated using the URBEMIS 2007 emissions inventory model,
which multiplies an estimate of the increase in daily VMT by applicable EMFAC2007 emissions
factors.
Based on the model for calculating regional emissions, the increase in regional
emissions resulting from operation of the proposed project are expected to exceed the
SCAQMD regional thresholds for VOC and NOx. Therefore, regional operational emissions
would result in a significant air quality impact.
Regional operational emissions would still exceed the SCAQMD daily emission threshold for
regional vac and NOx after implementation of all feasible mitigation measures. Therefore,
operation of the project would have a significant and unavoidable impact on regional air quality.
The proposed project's incremental contribution to cumulative air quality effects is not
cumulatively considerable, per CEQA Section 15064(h)(3). However, by applyinq SCAQMD's
cumulative air quality impact methodology, implementation of the proposed project would result
in an addition of criteria pollutants such that cumulative impacts, in conjunction with related
projects in the region, would occur. Therefore, the regional emissions of these pollutants
generated by project operation would result in a cumulatively significant and unavoidable
impact.
Implementation of Mitigation Measures B-7 through B-9, will reduce the severity of the abovereferenced significant air quality impacts of the proposed project, but will not mitigate the
impacts to I.ess-than-significant levels.

,I

CPC-201 0-3152-ZC-HD-SPE-SPR-SPP-CUBNTT

-61216

F-111

Finding
Changes or alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental impact of Air Quality (Regional Operational
Impacts, Cumulative Construction Impacts), as identified in the Draft EIR. However, although
such measures may reduce and possibly eliminate certain impacts, the Project may be
considered to result in a significant and unavoidable impact on the environment under CEQA.
Specific economic, legal, social, technological or other considerations make infeasible additional
mitigation measures or project alternatives identified in the EIR.
2. Construction

Noise

Significant Impacts
Construction activities at the project site would include three stages: (1) demolition; (2) site
grading; and (3) building construction. Construction is estimated to last approximately 20 - 23
months. The proposed project would be constructed using typical construction techniques, and
no blasting or impact pile driving will be used. Project construction would require the use of
mobile heavy equipment with high noise level characteristics.
Construction of the proposed
project is estimated to last approximately 20 - 23 months. The site preparation work, including
demolition, grading and excavation, would take approximately six months. Construction of the
parking facility and project buildings would take approximately 14 months.
Construction-related noise would exceed ambient noise levels at the 777 Motor Inn (R3), the
residences east of Sepulveda Boulevard (R1), and the residences on La Maida Street (R5) by a
maximum of 19, 8, and 6 dBA, respectively, during the most intensive construction periods.
Thus, construction activities would cause the exterior ambient noise level to increase by 5 dBA
or more at noise-sensitive uses.
As such, construction-period
noise impacts would be
significant without incorporation of mitigation measures.
Implementation of Mitigation Measures H-1 through H-4, will reduce the severity of the abovereferenced significant noise impacts of the proposed project, but will not mitigate the impacts to
less-than-significant levels.
The temporary sound barrier prescribed in Mitigation Measure H-1 can achieve a noise
reduction of 10 dBA or more in areas where the line-of-sight between construction-period noise
sources and off-site receptor locations is obstructed.
Mitigation Measure H-2 would avoid
operating several pieces of heavy equipment simultaneously, which causes high noise levels.
Implementation of Mitigation Measure H-3 would reduce the noise level impact associated with
construction activities to the extent practicable.
Furthermore, as construction activity moves
away from the property line towards the center of the project site, noise levels would attenuate
considerably from these maximum levels. With the incorporation of mitigation, noise generated
by construction activities would be less than significant on noise sensitive uses at the
residences east of Sepulveda Boulevard and at the residences on La Maida Street. However,
construction noise levels would still exceed the 5 dBA significance criterion at the 777 Motor Inn.
Construction noise impacts would be significant and unavoidable at the 777 Motor Inn.
Finding
Changes or alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental impact of Construction Noise, as identified in
the Draft EIR., However, although such measures may reduce and possibly eliminate certain
impacts, the Project may be considered to result in a significant and unavoidable impact on the
environment
under CEQA.
Specific economic,
legal, social, technological
or other

/
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make infeasible additional mitigation measures or project alternatives identified

3. Transportation
Significant Impacts
t

Operation & Cumulative-Study

J

Intersections

Implementation
of the proposed project described in the Draft EIR would generate
approximately 5,844 net daily trips, which includes 321 trips during the a.rn. peak hour and 549
trips during the p.m. peak hour. Trip generation would be reduced by implementation of the
smaller 325-unit project approved by the City Planning Commission , but to assure the most
conservative analysis, the Draft EIR trip generation rates are applied. Based on the City's
significant traffic impact criteria, the proposed project would result in significant impacts at the
following 11 study intersections during one or both peak hours:
•

101 Freeway EB On-Ramp and Sepulveda Boulevard (p.rn. peak hour);

•

La Maida Street and Sepulveda Boulevard (p.rn. peak hour);

•

Camarillo Street and Sepulveda Boulevard (both peak hours);

•

Ventura Boulevard and Haskell Avenue (North) (p.m. peak hour);

•

Ventura Boulevardll-405
peak hour);

•

Ventura Boulevard and Sepulveda Boulevard (both peak hours);

•

Ventura Boulevard and Kester Avenue (South) (p.m, peak hour);

•

Ventura Boulevard and Van Nuys Boulevard (p.rn. peak hour);

•

Ventura Boulevard and Beverly Glen Boulevard (p.m. peak hour);

•

1-405 Freeway Northbound
peak hours); and

•

Moorpark Street and Sepulveda Boulevard (both peak hours).

Freeway Southbound On-Ramp/Sherman

Ramps/Greenleaf

Oaks Avenue (p.rn.

Street and Sepulveda

Boulevard (both

As set forth in Finding 8.7, mitigation measures would reduce traffic impacts at six of the 11
s.ignificantly impacted intersections to less than significant levels.
Even with implementation of Mitigation Measure IV.K-12, a significant impact would remain at
the intersection of Ventura Boulevard and Sepulveda Boulevard (a CMP monitoring intersection)
during the p.rn. peak hour.
No feasible mitigation measure could be identified for the intersections:
•

La Maida Street and Sepulveda Boulevard;

•

1-405 Freeway Northbound On-/Off-Ramps/Greenleaf

Street and Sepulveda Boulevard;

I
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Kester Avenue (South) and Ventura Boulevard; and

•

Moorpark Street and Sepulveda Boulevard.
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In total, it is concluded that the project would result in significant and unavoidable impacts at five
intersections if all of the mitigation measures are determined to be feasible or alternative
measures of equivalent effectiveness are provided.
Implementation of Mitigation Measures K-8 through K-15, will reduce the severity of the abovereferenced significant traffic impacts of the proposed project, but will not mitigate the impacts to
less-than-significant levels.
The traffic intersection analysis takes into account ambient growth and related projects to the
future year. Therefore, cumulative traffic impacts at intersections that are not significantly
impacted or which are mitigated to less-than-siqnificant
levels will be less-than-siqnificant,
Significant impacts at the remaining 5 intersections will also be cumulatively significant.
Finding
Changes or alterations have been required in, or incorporated into, the project which avoid or
substantially
lessen the significant environmental
impact of Traffic (Operations-Study
Intersections), as identified in the Draft EIR. However, although such measures may reduce and
possibly eliminate certain impacts, the Project may be considered to result in a significant and
unavoidable impact on the environment under CEQA. Specific economic, legal, social,
technological or other considerations make infeasible additional mitigation measures or project
alternatives identified in the EIR.
D.

Significant Irreversible Environmental Changes

CEQA Guidelines Section 15126.2(c) indicates that:

,,[u]ses of nonrenewable resources during the initial and continued phases of the
project may be irreversible since a large commitment of such resources makes
removal or nonuse thereafter unlike/y.
Primary impacts and, particularly,
secondary impacts (such as highway improvement which provides access to a
previously inaccessible area) generally commit future generations to similar
uses.
Also irreversible damage can result from environmental accidents
associated with the project. Irretrievable commitments of resources should be
evaluated to assure that such current consumption is justified. "
The Project would necessarily consume limited, slowly renewable and non-renewable
resources. This consumption would occur during the construction phase of the Project and
would continue throughout its operational lifetime. The proposed mixed-use development would
require a commitment of resources that would include: (1) building materials; (2) fuel and
operational materials/resources; and (3) the transportation of goods and people to and from the
project site. Construction of the project would require the consumption of resources that are not
replenishable or which may renew so slowly as to be considered non-renewable.
These
resources would include the following construction supplies: certain types of lumber and other
forest products; aggregate materials used in concrete and asphalt such as sand, gravel and
stone; metals such as steel, copper and lead; petrochemical construction materials such as
plastics; and water. Fossil fuels such as gasoline and oil would also be consumed in the use of
construction vehicles and equipment. The resources that would be committed during operation
of the project would be similar to those currently consumed within the City of Los Angeles for
residential and commercial uses. These would include energy resources such as electricity and
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natural gas, petroleum-based fuels required for vehicle trips, fossil fuels, and water. Fossil fuels
would represent the primary energy source associated with both construction and ongoing
operation of the project, and the existing, finite supplies of these natural resources would be
incrementally reduced. It should be noted that increased consumption generated by the Project
would be less than significant when compared with existing energy consumption levels citywide.
Operation of the Project would also occur in accordance with Title 24, Part 6 of the California
Code of Regulations, which establishes conservation practices that would limit the amount of
energy consumed by the project. In addition, as the Project would be designed to achieve the
Leadership in Energy and Environmental Design (LEED) Silver rating, several project design
features would be included that would improve water and energy efficiency.
However, the
energy requirements associated with the Project would, nonetheless, represent a long-term
commitment of essentially non-renewable resources.
In summary, construction and operation of the proposed project would result in the irretrievable
commitment of limited, slowly renewable, and non-renewable resources, which would limit the
availability of these particular resources for future generations or for other uses during the life of
the Project. However, continued use of such resources would be of a relatively small scale and
would be consistent with regional and local growth forecasts in the area. Furthermore, the loss
of such resources would not be highly accelerated as compared to existing conditions. As such,
although irreversible environmental changes would result from the Project, such changes would
be less than significant.
E.

Growth Inducing Impacts

Section 15126.2(d) of the State CEQA Guidelines requires a discussion of the ways in which a
proposed project could induce growth, Thisincludes
ways in which a project would foster
economic or population growth, or the construction of additional housing, either directly or
indirectly, in the surrounding environment. Section 12126.2(d) of the State CEQA Guidelines
states:
"Discuss the ways in which the proposed project could foster economic or
population growth, or the construction of additional housing, either directly or
indirectly, in the surrounding environment.
Included in this are projects which
would remove obstacles to population growth (a major expansion of a waste
water treatment plant might, for example, allow for more construction in service
areas). Increases in the population may tax existing community service facilities,
requiring construction of new facilities that could cause significant environmental
effects. Also discuss the characteristic of some projects which may encourage
and facilitate other activities that could significantly affect the environment, either
individually or cumulatively. It must not be assumed that growth in any area is
necessarily beneficial, detrimental, or of little significance to the environment. "
The proposed project studied in the Draft EIR would redevelop the existing project site to
provide 500 multi-family residential units and 55,000 square feet of neighborhood-serving
commercial uses to better serve the existing and future needs of the Sherman Oaks community.
The Final EIR describes a reduced Project comprising 399 residential units and 52,000 square
feet of commercial uses, Further reduction to 325 units as approved by the City Planning
Commission will further reduce potential growth inducing impacts. Although the introduction of
residential uses would foster population growth within the area, it would help meet the housing
demand for the local area, subregional area, and the region as discussed in Section IV.I the
Draft EIR Furthermore, the commercial uses proposed by the Project would not be expected to
foster economic growth since these uses would primarily serve the future project residents and
existing residents in the neighborhood. Development of the proposed project described in the
Draft EIR would result in increased population of the site to approximately 850 residents and

,
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approximately 130 employees in several shifts. These population and employee estimates
would be reduced with the reduced Project of 325 residential units and 52,000 square feet of
commercial uses. The number of units proposed and corresponding increase in population are
within SCAG's forecasts for the Sherman Oaks - Studio City - Toluca Lake - Cahuenga Pass
Community Plan area, as described in Section IV.I, Population and Housing. In addition, the
proposed residential development would meet existing and projected housing demand.
Furthermore, the additional employment is expected to be provided from the existing labor force
in the area, and the projected increase in workers would not exceed SCAG's forecasts for the
area. Since the project site is located in an urbanized area and is currently developed with
single-family and multi-family residences, operation of the Project would not require the
extension of infrastructure, such as roads or utilities that would be expected to accommodate
substantive growth beyond the Project. Implementation of the Project would also not open up .'
undeveloped areas to new development or induce growth that was previously restricted due to
inadequate access or infrastructure capacity. Overall, no growth-inducing impacts beyond the
direct effects of additional housing and employment opportunities would occur as a result of the
project.
F.

Alternatives

CEQA requires that an EIR analyze a reasonable range of feasible alternatives that could
substantially reduce or avoid the significant impacts of the proposed project While also meeting
the Project's basic objectives. An EIR must identify ways to substantially reduce or avoid the
significant effects that a project may have on the environment (Public Resources Code Section
21002.1). Accordingly, the discussion of alternatives shall focus on alternatives to the Project or
its location which are capable of avoiding or substantially reducing any significant effects of the
Project, even if these alternatives would impede to some degree the attainment of the project
objectives, or would be more costly. The Draft EIR Alternatives Analysis, therefore, identified a
reasonable range of project alternatives focused on avoiding or substantially reducing the
project's significant impacts.
Project Objectives
These project objectives fall under three primary categories:
Design Objectives; and (3) Economic Objectives.

(1.) Development

Objectives; (2)

1. Development Objectives
•

Build upon the existing vitality and diversity of uses in the community of Sherman Oaks
by providing a vibrant urban-living development within the vicinity of an existing regional
shopping center.

•

Create new living opportunities in close
restaurants, and entertainment uses.

•

Provide new residential units to help meet the market demand for housing in southern
California and, in particular, in the San Fernando Valley.

•

Develop an energy-efficient

•

Provide high-quality commercial uses to serve project residents in a manner that
contributes to a synergy of site uses and enhances the character of the neighborhood.

•

Bring convenient neighborhood-serving
commercial uses within walking distance
numerous apartments and single-family residences in the surrounding neighborhood.

proximity

and environmentally

to jobs,

public transit,

shops,

conscious project.

of
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Provide sufficient parking to meet the parking needs of the project's residents, guests
and visitors, employees, maintenance personnel, and delivery vehicles.

2. Design Objectives
•

Create a mid-rise development that complements and improves the visual character of
the area through appropriate scale and high quality architectural design and detail.

•

Design the interiors and exteriors of the proposed project to promote quality living
spaces that effectively connect with the surrounding urban environment.

•

Incorporate landscape features in a manner that provides character and texture in an
urban environment, enhances the visual character of the development, and facilitates a
sense of separation and privacy for project residents.

•

Enhance pedestrian activity and neighborhood commercial street life in the project area.

•

Provide retail uses that are designed in a manner that contributes to the Project's overall
design concept and that present an attractive retail face along street frontages.

3.

Economic Objectives
•

Bring the site to a more efficient and better use through development of new high-quality
housing, neighborhood-serving commercial uses, and associated amenities consistent
with anticipated market demands.

•

Revitalize an existing underutilized site.

•

Create a viable and successful mixed-use project.

•

Provide housing that supports the economic future of the region in an area in which the
necessary infrastructure is already in place.

•

Maintain and enhance the economic vitality of the region by providing job opportunities
associated with the construction of the proposed project.

Alternatives Analyzed in the Draft EIR
CEQA requires that an EIR analyze a reasonable range of feasible alternatives that could
substantially reduce or avoid the significant impacts of the proposed project while also meeting
the project's basic objectives.
Finding
The City finds that the Project EIR considered a reasonable range of alternatives to the project
to provide informed decision-making in accordance with Section 15126.6 of the State CEQA
Guideline. By analyzing four specific alternatives, the Project EIR meets the requirements of
CEQA.
The four alternatives analyzed for the proposed project include:
Alternative A: .No Build/No Project Alternative;
Alternative B: Development in Accordance with
Alternative;

Existing

Plans/Regional

Commercial

Use

/
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Alternative C: All Residential Use Alternative;
Alternative 0: Alternative Site Alternative.
The City finds that the EIR studied a reasonable
potential environmental impacts of each alternative
Alternatives

range of alternatives

and the associated

,

Rejected as Being Infeasible

J

Section 15126.6(c) of. the CEQA Guidelines requires EIRs to identify any alternatives that were
considered by the lead agency but were rejected as infeasible during the scoping process, and
briefly explain the reasons underlying the lead agency's determination. The Draft EIR includes
a thorough discussion of alternatives rejected as infeasible.
Reduced intensity alternatives are generally considered when a project has significant and
unavoidable impacts attributable to a project-related change in the intensity of on-site
operations. Several of the anticipated significant unavoidable impacts (e.g., air quality, noise)
would occur in conjunction with construction activities and not with proposed operations. As
such, similar impacts would be expected with any feasible alternative proposal for development
within the project site. Project operations would result in significant and unavoidable impacts
associated with regional air quality from mobile emissions and traffic at five intersections.
Therefore, an analysis was undertaken to determine the extent to which the proposed project
would need to be reduced in order to substantially reduce or eliminate some or all of these
project impacts.
Alternatives
to Eliminate Significant Air Quality Impacts:
Alternatives were considered to
eliminate the significant short-term construction and operational impacts of the Project. As
discussed in Section IV.B, Air Quality, construction impacts would be for short durations.
Furthermore, based on the thresholds upon which the construction analysis is based, a
SUbstantial reduction in the intensity of construction activities would be necessary to reduce
regional construction emissions to below a level of significance.
A reduction of intenslty of
construction to this level would not be able to meet any of the project goals and would likely not
be built due to several reasons including market conditions, return on investment, and the City's
desire for efficient use of land. Thus, such an alternative would not be feasible. Furthermore, a
reduction in the intensity of construction activities would only extend the duration of construction
activities.
With regard to operation of the Project, regional air quality impacts are largely associated with
the vehicle trips generated by the proposed project. An alternative that would reduce the vehicle
trips enough to substantially reduce the regional emissions associated with the Project would be
substantially less than the size of the proposed project, compromising the underlying objectives
of the proposed project. The reasonable range of alternatives required by CEQA does not
require that a project so substantially different from the proposed project be studied or adopted
when to do so would fail to accomplish any of the Project Objectives.
Finding
The City finds that substantial evidence in the Administrative
Alternatives to Eliminate Air Quality Impacts are infeasible.

Record

demonstrates

that

Alternatives
to Reduce Significant Traffic Impacts:
The Traffic Impact Study prepared for
the Project evaluated the intersection impacts associated with the Project's proposed 500 multifamily residential units, a 45,000 square foot grocery store, and 10,000 square feet of specialty
retail uses. As determined in the Draft EIR, the Project would result in significant traffic impacts
at five intersections if all of the mitigation measures proposed are implemented.
In order to
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eliminate the significant and unavoidable traffic impacts of the Project (at all five intersections
that would be significantly impacted), it is estimated that the proposed project would need to be
reduced by 86 percent.
This would result in a project with approximately 70 units, an
approximately 6,300 square foot grocery store, and approximately 1,400 square feet of specialty
retail uses. An alternative that would reduce the amount of development proposed under the
Project by more than half would not be able to achieve the Project's basic objectives to the
same extent that the Project would. The Development Objectives to build upon the existing
vitality of uses in the community by providing an energy-efficient urban-living development
within the vicinity of anexistmg regional shopping center; create new living opportunities in
close proximity to jobs, public transit, shops, restaurants, and entertainment uses to help meet
the market demand for housing in the San Fernando Valley; and provide high-quality
commercial uses to serve project residents in a manner that contributes to a synergy of site
uses and enhances the character of the neighborhood would be severely limited under such a
reduced alternative. The Design Objectives to create a mid-rise development that compliments
and improves the visual character of the area through appropriate scale and enhances
pedestrian activity and neighborhood commercial street life in the project area would also be
restricted since the amount of square footage that would be developed under this alternative
would be greatly reduced as compared to the Project. Finally, this alternative would not meet
the Economic Objectives to bring to the site a more efficient and better use through
development of new high-quality housing, neighborhood-serving
commercial uses, and
associated amenities consistent with anticipated market demands that would maintain and
enhance the economic vitality of the region to the same extent as the project. As such, this
alternative has been eliminated from further consideration.
It should be noted that a reduced intensity alternative that would avoid the significant traffic
impacts at the five intersections would not avoid certain other significant impacts. Specifically,
construction-related air quality and noise impacts would still occur, similar to the project.
Finding
The City finds that substantial evidence in the Administrative
Alternatives to Reduce Significant Traffic Impacts are infeasible.

Record

demonstrates

that

Reduce Mixed-Use Specific Plan Compliant Alternative. A public comment suggested that
reduced intensity, Specific Plan complaint alternative should be studied that would reduce the
number of residential units and FAR to meet the Specific Plan requirements.
SUbstantial
evidence shows that a Specific Plan-compliant mixed use project of 1.5 FAR with 277
residential units, a 45,000 square-foot grocery, and 6,000 square feet of neighborhood-serving
retail impacts 10 of the 11 intersections impacted by the proposed Project, and after mitigation
would result in the same significant unmitigated impacts at the same 5 local intersections as the
Project. (See Crain & Associates letter dated February 14, 2013.) In order to reduce the
proposed Project to a level that would eliminate all significant traffic impacts, the Project would
need to be reduced by 86 percent to 70 residential units and 7,700 square feet of commerciala reduction far below the permitted FAR and height limits in the Specific Plan. Construction of
this reduced project would be comparable in terms of noise and air quality impacts because the
project would still require podium construction to overcome the Freeway sound wall. Thus, a
Specific Plan compliant mixed-use alternative would not substantially reduce or avoid the
significant impacts of the proposed Project
Finding
The City finds that substantial evidence in the Administrative
reduced mixed-use alternative is infeasible.

Record demonstrates

that a

/
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Alternative A: No Project / No Build Alternative
The No Project/No Build Alternative assumes that the proposed project would not be approved
and no new development would occur within the project site. Thus, the existing physical
conditions of the project site would remain. No new buildings would be constructed, the singlefamily residence located on-site would remain, and the rest of the project site would continue to
be vacant and graded.

/

Relationship to Project Objectives
The No Project/No Build Alternative would not meet any of the Project's objectives. It would not
allow the Applicant to meet the Project's Development Objectives. Specifically, this alternative
would not provide a new urban-living development within the vicinity of an existing regional
shopp.ing center in close proximity to jobs, public transit, shops, restaurants, and entertainment
uses to help meet the market demand for housing in southern California and the San Fernando
Valley in particular.
In addition, the No Project/No Build Alternative would not provide
neighborhood serving commercial uses to serve project residents and the neighborhood and
would not enhance the character of the neighborhood or develop an energy-efficient and
environmentally conscious project.
Further, the Design Objectives would not be met under the No Project/No Build Alternative.
Specifically, Alternative A would preclude a mid-rise development that compliments the visual
character of the area; an interior and exterior design that promotes living spaces that connect
with the surrounding urban environment; or incorporate landscape features.
The Design
Objectives to enhance pedestrian activity and neighborhood commercial street life in the project
area and provide retail uses along street frontages would also not be realized by the
No Project/No Build Alternative.
Finally, the No Project/No Build Alternative would not meet the Project's Economic Objectives of
bringing the site to a more efficient use through development of new housing, neighborhoodserving commercial uses, and associated amenities consistent with anticipated market
demands; revitalizing an existing underutilized site; and creating a viable mixed-use project. In
addition, the Economic Objectives of providing housing that supports the economic future of the
region in an area in which the necessary infrastructure is already in place and maintaining and
enhancing the economic vitality of the region by providing job opportunities associated with the
construction of the proposed project would also not be met by the No Project/No Build
Alternative.

Reduction of Significant Project Impacts
The No Project Alternative would not result in any significant environmental impacts because no
change to the physical environment would occur.
Finding
The City finds that Alternative A would not accomplish any of the Project's objectives and,
therefore, the City finds that specific economic, legal, social, technological,
or other
considerations, including considerations identified in Section G of these Findings (Statement of
Overriding Considerations), make Alternative A infeasible.

Alternative B=

Development in Accordance with Existing Plans/Regional Commercial
Use Alternative

I
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The Development in Accordance with Existing Plans/Regional Commercial Use Alternative
represents reasonably foreseeable development based on the site's current General Plan land
use designation of Regional Commercial. This assumes that the site would be redeveloped with
regional commercial uses, consistent with the Ventura-Cahuenga
Boulevard Corridor Specific
Plan land use designation for the site. Under this alternative, a maximum of approximately
333,000 square feet of regional commercial uses would be developed on the project site based
on the permitted floor area ratio of 1.5:1 per the land use designation.

/

Relationship to Project Objectives
The achievement of Development Objectives would be limited under Alternative B. While this
alternative would provide commercial uses within walking distance of apartments and singlefamily residents in the surrounding neighborhood and provide sufficient parking to meet the
parking needs of employees, maintenance personnel, and delivery vehicles, a majority of
Development Objectives would not be met. Specifically, this alternative would not build upon
the existing vitality and diversity of uses in the community of Sherman Oaks by providing an
urban-living development within the vicinity of an existing regional shopping center; create new
living opportunities in close proximity to jobs, public transit, shops, restaurant, and entertainment
uses; or provide new residential units to help meet the market demand for housing in southern
California and the San Fernando Valley in particular.
The Development in Accordance with Existing Plans/Regional Commercial Use Alternative
would meet most Design Objectives. It would allow the Applicant to create a development that
complements the visual character of the area through appropriate scale and high quality
architectural design and detail; incorporate landscape features in a manner that provides
character and texture in an urban environment and enhances the visual character of the
development; enhance pedestrian activity and neighborhood commercial street life in the project
area; and provide retail uses that are designed in a manner that contributes to the Project's
overall design concept and that presents an attractive retail face along street frontages.
However, this alternative would not meet the objective of designing the Project to promote living
spaces that connect with the surrounding urban environment.
Finally, the Development in Accordance with Existing Plans/Regional
Commercial Use
Alternative might meet some of the Project's Economic Objectives by revitalizing an existing
underutilized site and maintaining and enhancing the economic vitality of the region by providing
job opportunities associated with the construction of the proposed project. However, the market
data regarding retail vacancy rates in the area indicates that Alternative B may not revitalize the
area and may not enhance the economic vitality of the region. Retail vacancy rates in the
Ventura Boulevard/Sherman Oaks area are already above 14 percent," which is more than
double the Valley-wide Q1 2012 average of 5.9 percent. Furthermore, the San Fernando VaHey
experienced a Q1 2012 negative retail net absorption rate of -50,062 square feet.5 "Except for
Orange County, Southern California's retail markets were extremely weak in the past quarter,
with rising vacancy rates, negative absorption, and soft rental rates." Thus, the area has
experienced an over-saturation of office uses with the second highest office vacancy rate in Los
Angeles County; shopping center and retail vacancy rates are double the average vacancy rate
throughout the San Fernando Valley and retail vacancy and absorption is predicted to get
worse. Thus, both offices, as well as predominantly retail development on this site, would likely
4

5

6

Doug Kriegel, Sherman Oaks Patch, "Signs Around Us Offer Hint About
http://shermanoaks.patch.comfarticlesfsigns-around-us-offer-hint-about-economy;
Oaks Patch, "Ventura Boufevard's Vacancy Rate Rises to 14%" May 4,2011.
NAI Capital Market Perspective, Spring 2012, pp. 4-5;
http://www2.naicapitaLcomfPortal
s/35fdocsf2012 Spri ng_Perspective. pdf
NAI Capital Reporter-Los Angel.es County, Summer 2012,
http://www.naicapital ..comfEncinofmarkeCreport/capitaUecorderlimagesfla-retail.pdf.

Economy" Aug.
Keeley Webster,

15, 2011,
Sherman
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and enhancing

the economic

This alternative would not bring the site to a more efficient use through creating a viable mixeduse project or provide housing that supports the economic future of the region in an area in
which the necessary infrastructure is already in place.
/

Reduction of Significant Project Impacts
Despite incorporation of all feasible mitigation measures, the proposed project would result in
significant impacts relative to air quality, noise, and traffic at five intersections. Alternative B
would result in greater significant operational traffic and air quality impacts than the proposed
project, and Alternative B would also result in significant construction-related air quality and
noise impacts as does the proposed project. However, the air quality impacts relative to
residential uses in proximity to the freeway would not occur in Alternative B.
The Development in Accordance with Existing Plans/Regional Commercial Use Alternative
would develop 333,000 square feet of regional commercial uses. This alternative would result
in a net trip generation of 11,205 daily trips, including 409 a.m. peak hour trips and 876 p.m.
peak hour trips. Thus, this alternative would result in approximately 5,361 more daily trips,
including 188 more a. m. peak hour trips and 327 more p. m. peak hour trips, as compared to the
proposed project. With this increase in vehicle trips, this alternative would result in traffic
impacts on the study intersections that would be considerably greater than the project.
Specifical.ly, after applying the same mitigation this alternative would result in significant and
unavoidable impacts at 11 intersections as compared to five intersections under the proposed
project. The 11 significantly impacted include: Oxnard Street/Sepulveda Boulevard; Burbank
Boulevard/Sepulveda
Boulevard;
Magnolia
Boulevard/Sepulveda
Boulevard;
La Maida
Street/Sepulveda
Boulevard;
Camarillo
Street/Sepulveda
Boulevard;
Ventura
Boulevard/Sepulveda
Boulevard;
Ventura
Boulevard/Kester
Avenue
(North);
Ventura
Boulevard/Kester
Avenue
(South);
405 Freeway
Northbound
Ramps
Greenleaf
Street/Sepulveda
Boulevard;
Dickens
StreetNentura
Boulevard;
and
Moorpark
Street/Sepulveda Boulevard.
Thus, impacts on intersections would be greater under this
alternative and would be significant and unavoidable. This alternative's increase in daily trips
would also result in greater traffic on freeways segments, on residential street segments, and at
access points. Thus, the traffic impacts of Alternative B would be greater than the traffic
impacts of the proposed project.

Finding
The City finds that Alternative B would not meet the basic objectives of the Project and that
Alternative B would not substantially reduce or avoid the Project's significant traffic and air
quality impacts and, therefore, the City finds that environmental, economic, legal, social,
technologica.l, or other considerations, including considerations identified in Section G of these
Findings (Statement of Overriding Considerations), make Alternative B infeasible.

Alternative C:

All Residential Use Alternative

The All Residential Use Alternative includes the residential devel.opment of the proposed project
but none of the retail development. The alternative would include 500 multi-family residential
units with on-site recreation and site amenities that are similar to the proposed project. It is
assumed that the site design (e.g., access, building layout, configuration) would be similar to
that of the proposed project, with residential development located within the former commercial
areas, offering a somewhat lower building profile.

.I
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to Project Objectives

Several of the Project's objectives would be met under the All Residential Use Alternative,
including the Devel.opment Objective to provide a vibrant urban-living environment within the
vicinity of an existing regional shopping center in close proximity to jobs, public transit, shops,
restaurants, and entertainment uses. The Design Objective to create a mid-rise development
that complements and improves the visual character of the area, as well as the Economic
Objectives to revitalize an existing site and provide housing that supports the economic future of
the region, would also be met under this alternative. However, as this alternative would not
include the development of 52,000 square feet of commercial uses as proposed under the
project, the Development Objective to provide commercial uses to serve project residents in a
manner that contributes to a synergy of site uses and enhances the character of the .'
neighborhood within walking distance of numerous apartments and sinqle-family residences iii
the surrounding neighborhood would not be met. The Design Objectives to provide retail uses
that are designed in a manner that contributes to the project's overall design concept and that
presents an attractive retail face along street frontages while enhancing pedestrian activity and
neighborhood commercial street life in the project area would also not be achieved under this
alternative. Furthermore, the Economic Objective to create a viable and successful mixed-use
project through the development of new housing, commercial uses, and associated amenities
consistent with anticipated market demands would also not be met under this alternative.
Reduction of Significant

Project Impacts

Based on the alternatives analysis provided in the Draft EIR and Alternatives Comparison Table
V-1, Alternative C, the All Residential Use Alternative, would be the environmentally superior
alternative.
W.ith the elimination of the proposed commercial uses under this alternative,
operational impacts associated with demand for public services and demand for utilities would
be less than the proposed project. Additionally, as construction actlvitles associated with
development of this alternative would be reduced in scale and duration as compared to the
proposed project, constructi.on-related traffic impacts would be less under this alternative as
compared to the project. Although this alternative would not eliminate the Project's siqnificant
impacts with respect to operational regional ernlsslons and would still result in significant
impacts on three intersections, this alternative would generate approximately 2,750 fewer daily
trips than the proposed project. Thus, operational regional air quality and traffic impacts, while
still significant and unavoidable, would be less than under the project.

Finding
The City finds that Alternative C would not meet the basic objectives of the Project and,
therefore, the City finds that specific economic, legal, social, technological,
or other
considerations, including considerations identified in Section G of these Findings (Statement of
Overriding Considerations), make Alternative C infeasible.
Alternative D:

Alternative Site Alternative

The Alternative Site Alternative would consist of 500 multi-family residential units and
approximately 55,000 square feet of neighborhood commercial uses.
Specific criteria in
determining the acceptability of an alternative location include existing land uses and zoning
designations in the area that would be consistent with the proposed scale of development and
number of residential units,
In accordance with CEQA Guidelines
proposed project have been considered,

Section 15126.6(f}(2), alternative locations for the
As stated in the Guidelines, only locations that would
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avoid or substantially lessen any of the significant effects of the project need be considered in
the EIR. The purpose of the evaluation of an alternative location is to ascertain if moving a
project to another area would reduce or eliminate significant environmental impacts that may be
unique to a particular locale. Under this alternative, development was assumed to be similar to
the project evaluated in the Draft EIR, i.e., would consist of 500 multi-family residential units and
approximately 55,000 square feet of neighborhood commercial uses, which is the same as the
proposed project. Specific criteria in determining the acceptability of an alternative location
include existing land uses and zoning designations in the area that would be consistent with the
proposed scale of development and number of residential units. Other requirements for a
feasible alternative location are that the alternative site must be of adequate size to
accommodate the proposed development, be available for acquisition, be within the same
jurisdiction as the project site, preferably be underutilized from a land development perspective, .'
and wou.ld serve the same, or similar, target market.
More specifically, the project Applicant's ability to reasonably acquire, control or otherwise have
access to an alternative site is among the factors that may be taken into account when
addressing the feasibility of alternatives. Since several of the Project's basic objectives focus
on development within the San Fernando Valley, the Sherman Oaks Community in particular,
and proximity to a regional shopping center (i.e., Sherman Oaks Galleria) and other existing
commercial uses, the potential locations that could reasonably serve as an alternative site for
the project are limited.
Furthermore, proximity to high-frequency transit is an important factor for successful infill mixeduse development. Yet, the likelihood of finding an alternative infill site of adequate size in within
a quarter of a mile of a high-frequency bus line is quite low. Only about 12 percent of the
potential infill sites in California are within a quarter of a mile of a high-frequency bus line. The
project site's proximity to these transit options provides for optimal mixed use housing and retail
infill potential?
Relationship to Project Objectives
Development at an alternative site would generally meet project objectives to the same extent
as the proposed project. However, development of an alternative site would likely not meet the
Economic Objective to revitalize an existing underutilized site to the extent that the Project
would because unlike the proposed project site - which the Applicant has owned for many years
- an alternative site would need to be purchased.
Reduction of Significant Project Impacts
Development at an alternative site would not eliminate any of the Project's significant and
unavoidable impacts because an urban in-fill project of the proposed size and scale in the
Sherman Oaks community would generate the same type of impacts regardless of where it is
located. No impacts would be reduced under this alternative as compared to the proposed
project. Furthermore, this alternative would have the potential to generate additional significant
impacts depending on the location of the site and its proximity to sensitive uses.

Finding
The City finds that Alternative D would not substantially
significant impacts and, therefore, the City finds that
7

reduce or eliminate the Project's
specific economic, legal, social,

Housing Policy Debate, Vol. 17 Issue 4 "The Future of Intill Housing in California;' Opportunities,
Feasibility" supra p. 695.

Potential, and

;'
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technological, or other considerations, including considerations identified in Section G of these
Findings (Statement of Overriding Considerations), make Alternative D infeasible.

Environmentally Superior Alternative
In addition to the discussion and comparison of impacts of a proposed project and the
alternatives, Section 15126.6 of the CEQA Guidelines requires that an "environmentally
superior" alternative be selected and the reasons for such a selection disclosed. In general, the
environmentally superior alternative is the alternative that would be expected to generate the
least amount of adverse impacts. In this case, the No Project I No Build Alternative would result
in the least impacts on the existing environment. However, Section 15126.6(e)(2) of the CEQA
Guidelines states if the No Project Alternative is the environmentally superior alternative, then
the EIR shall also identify an environmentally superior alternative among the other alternatives.
Based on the alternatives analysis provided in the Draft EIR and Alternatives Comparison Table
V-1, Alternative C, the All Residential Use Alternative, would be the environmentally superior
alternative.
With the elimination of the proposed commercial uses under this alternative,
operational impacts associated with demand for public services and demand for utilities would
be less than the proposed project.
Additionally, as construction activities associated with
development of this alternative would be reduced in scale and duration as compared to the
proposed project, construction-related traffic impacts would be less under this alternative as
compared to the project. Although this alternative would not eliminate the Project's significant
impacts with respect to operational regional emissions and would still result in significant
impacts on three intersections, this alternative would generate approximately 2,750 fewer daily
trips than the proposed project. Thus, operational regional air quality and traffic impacts, while
still significant and unavoidable, would be less than under the Project.
Several of the Project's objectives would be met under the All Residential Use Alternative,
including the Development Objective to provide a vibrant urban-living environment within the
vicinity of an existing regional shopping center in close proximity to jobs, public transit, shops,
restaurants, and entertainment uses. The Design Objective to create a mid-rise development
that complements and improves the visual character of the area, as well as the Economic
Objectives to revitalize an existing site and provide housing that supports the economic future of
the region, would also be met under this alternative. However, as this alternative would not
include the development of 52,000 square feet of commercial uses as proposed under the
Project, the Development Objective to provide commercial uses to serve project residents in a
manner that contributes to a synergy of site uses and enhances the character of the
neighborhood within walking distance of numerous apartments and single-family residences in
the surrounding neighborhood would not be met. The Design Objectives to provide retail uses
that are designed in a manner that contributes to the Project's overall design concept and that
presents an attractive retail face along street frontages while enhancing pedestrian activity and
neighborhood commercial street life in the project area would also not be achieved under this
alternative. Furthermore, the Economic Objective to create a viable and successful mixed-use
project through the development of new housing, commercial uses, and associated amenities
consistent with anticipated market demands would also not be met under this alternative.

Finding
The City finds that Alternative C would not meet the basic project objectives and, therefore, the
City finds that specific economic, legal, social, technological, or other considerations, including
considerations identified in Section G of these Findings (Statement of Overriding
Considerations), make Alternative C infeasible.

I

I
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Statement of Overriding Considerations

The Final EIR has identified unavoidable significant impacts, Section 21081 of the California
Public Resources Code and Section 15093(b) of the CEQA Guidelines provide that when the
decisions of the public agency allows the occurrence of significant impacts identified in the Final
EIR that are not substantially lessened or avoided, the lead agency must state in writing the
reasons to support its action based on the Final EIR and/or other information in the record,
Article I of the City's CEQA Guidelines incorporates all of the State CEQA Guidelines contained
in Title 15, California Code of Regulations, Sections 15000 et seq, and thereby requires,
pursuant to Section 15093 (b) of the CEQA Guidelines, that the decision maker adopt a
Statement of Overriding Considerations at the time of approval of a Project if It finds that
significant adverse environmental effects identified in the Final EIR cannot be substantially
lessened or avoided, These findings and the Statement of Overriding Considerations are based
on substantial evidence in the Administrative Record, as defined above.
Accordingly, the City adopts the following Statement of Overriding Considerations.
The City
recognizes that significant and unavoidable impacts will result from implementation of the
Project.
Having (i) adopted all feasible mitigation measures, (ii) rejected as infeasible
alternatives to the Project, (iii) recognized all significant, unavoidable impacts, and (iv) balanced
the benefits of the Project against the Project's significant and unavoidable impacts, the City
hereby finds that the each of the Project's benefits, as listed below, outweighs and overrides the
significant unavoidable impacts of the Project.
Summarized below are the benefits, goals and objectives of the Project. These provide the
rationale for approval of the proposed Project. Anyone of the overriding considerations of
economic, social, aesthetic and environmental benefits individually would be sufficient to
outweigh the significant unavoidable impacts of the Project and justify the approval, adoption or
issuance of all of the required permits, approvals and other entitlements for the Project and the
certification of the completed Final EIR Despite the unavoidable impacts of the Project, the City
approves the Project based on the following contributions of the Project to the community:
•

Development of a 13,000 square-foot publicly-available plaza that will activate this
segment of Sepulveda Boulevard compared to existing conditions; and

•

Revitalization of a large under-utilized and vacant site into a coherent development
and mix of uses; and

•

Installation and maintenance for the life of the project of landscaping improvements
within the median along Sepulveda Boulevard between Moorpark Street and
Camarillo Street; and

•

Use of the Project's two community rooms by local community-based
and

•

Pedestrian, streetscape and transit enhancements, such as street trees, planter
boxes, street furniture, improvements to broken and uneven sidewalks, sidewalk
and intersection scoring, street 'lighting, bicycle racks, bus shelters, and urban
swales to promote consistency with the Sherman Oaks Streetscape and Design
Plan and foster a high-quality pedestrian environment along the Project's Sepulveda
Boulevard frontage; and

•

According to the updated May 2013 "Economic Impact Analysis prepared by the
Los Angeles County Economic Development Corporation (the !lElA"), construction
of the proposed project will generate in the following economic benefits;

organizations;

/
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$218 million in total economic output in Los Angeles County;

Support 1,470 annual jobs with labor income of $91.4 million; and
•
•

At least $18.0 million of total state and local taxes.

According to the EIA, operation of the proposed project will generate the following
economic benefits:
Resident spending will generate $9.0 million in total economic output and
support 115 annual jobs in Los Angeles County with labor income of $3.9
million;
.'
Total ongoing state and local taxes generated due to spending
residents of II Villaggio Toscano is estimated to be $954,240; and

by new

Incremental property taxes due to the reassessed value of the property are
expected to generate an additional $1.55 million per year.
In addition, the Project will accomplish the following objectives:

1. Development Objectives
•

Build upon the existing vitality and diversity of uses in the community of Sherman Oaks
by providing a vibrant urban-livi.ng development within the vicinity of an existing regional
shopping center.

•

Create new living opportunities in close
restaurants, and entertainment uses.

•

Provide new residential units to help meet the market demand for housing in southern
California and, in particular, in the San Fernando Valley.

•

Develop an energy-efficient

•

Provide high-quality commercial uses to serve project residents in a manner that
contributes to a synergy of site uses and enhances the character of the neighborhood.

•

Bring convenient neighborhood-serving
commercial uses within walking distance
numerous apartments and single-family residences in the surrounding neighborhood.

•

Provide sufficient parking to meet the parking needs of the Project's residents, guests
and visitors, employees, maintenance personnel, and delivery vehicles.

proximity

and environmentally

to jobs,

public transit,

shops,

conscious project.

of

2. Design Objectives
•

Create a mid-rise development that complements and improves the visual character of
the area through appropriate scale and high quality architectural design and detail.

•

Design the interiors and exteriors of the proposed project to promote quality living
spaces that effective.ly connect with the surrounding urban environment.

•

Incorporate landscape features in a manner that provides character and texture in an
urban environment, enhances the visual character of the development, and facilitates a

/
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sense of separation and privacy for project residents.
•

Enhance pedestrian activity and neighborhood commercial street life in the project area.

•

Provide retail uses that are designed in a manner that contributes to the Project's overall
design concept and that present an attractive retail face along street frontages.
,

3. Economic
•

H.

;

Objectives

Bring the site to a more efficient and better use through development of new high-quality
houslnq, neighborhood-serving commercial uses, and associated amenities consistent
with anticipated market demands.

•

Revitalize an existing underutilized site.

•

Create a viable and successful mixed-use project.

•

Provide housing that supports the economic future of the region in an area in which the
necessary infrastructure is already in place.

•

Maintain and enhance the economic vitality of the region by providing job opportunities
associated with the construction of the proposed project.
Findings

Regarding

Public Comments

and Responses

to Comments

The Planning Department evaluated comments on environmental issues received from persons
who reviewed the Draft EIR and comments received in conjunction with the February 19, 2013
joint Hearing Officer and Deputy Advisory Agency hearing. In accordance with CEQA, the
Planning Department prepared written responses describing the disposition of significant
environmental issues raised.
The Final EIR provides adequate, good faith and reasoned
responses to the comments. Supplemental Responses Comments were prepared by Matrix
Environmental with technical reports attached. The Planning Department reviewed the
comments received and responses thereto and has determined that neither the comments
received nor the responses to such comments add significant new information regarding
environmental impacts to the Draft EIR. The City has studied all the comments on the Draft EIR
and the Responses to Comments contained in the Final EIR and the Supplemental Responses
to Comments.
Finding. The City finds none of the comments to the Draft EIR or the comments received in
conjunction with the February 19 hearing contain substantial evidence that the Draft EIR is
inadequate, failed to disclose a significant environmental impact, or failed to identify a feasible
mitigation or alternative that would substantially reduce or avoid the significant impacts of the
proposed project. The Lead Agency has based its actions on full appraisal of all viewpoints,
including all comments received up to the date of adoption of these finding.s, concerning the
environmental impacts identified and analyzed in the EIR. Responses to Comments comply with
CEQA and are directly responsive to the comments received on the Draft EIR.
Draft EIR Comments and Reponses to Comments
Comment 2
With regard to Comment 2, the City finds that CalTrans has not provided substantial evidence
that the EIRis inadequate or incomplete with regard to any potentially significant traffic impact
to freeway segments or off-ramps, and has not provided any substantial evidence that mitigation
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measures determined to be infeasible are feasible. In addition, the City finds that the CMP
analysis utilized in the Project Traffic analysis is supported by substantial evidence and provides
adequate information as to the potential cumulative effect of the added traffic and references
Section 15065(3) of the CEOA guidelines. Neither the Caltrans Guide nor the HCM contained
therein identify any thresholds of significance for CEQA impacts. The thresholds in Section II.A
of the Caltrans Guide refer only to when a traffic study is required, not to impact thresholds of
significance for CEOA analyses. Consequently, CalTrans has provided no substantial evidence
to show that the methodology of the Project Traffic analysis is inadequate or understates Project
impacts.

,/

Comment 5
/

The City finds that SCAOMD has not provided substantial evidence that the EIR is inadequate
or incomplete with regard to its evaluation of air quality impacts. The Project Health Risk
Assessment, air quality impact analysis, and Mitigation Measures are supported by substantial
evidence contained within .expert technical reports. SCAQMD encourages the City to relocate
the proposed project away from proximity to the 101 and 405 Freeways. However, SCAOMD's
opinion regarding whether the proposed project should be approved is not substantial evidence
that the EIR is inadequate. The City does not prohibit residential development in close proximity
to freeways. However, the City recognizes that residential development in close proximity to
freeways requires in-depth analysis of exposure and mitigation measures informed by a
comprehensive Health Risk Assessment. The EIR contains these requirements. Response to
Comment 5-8 provides substantial evidence supporting the 30-year exposure duration utilized in
the Project HRA. Although SCAOMD prefers a 70-year exposure duration methodology,
SCAQMD has provided no substantial evidence that it is reasonably foreseeable that anyone
will reside at the proposed project for a period approaching 70 years.
To the contrary,
substantial evidence in the record shows that the 30-year exposure duration far exceeds the
reasonably foreseeable length of time anyone person would reside within the proposed project.
CEQA prohibits mitigation measures that are not rationally related to foreseeable impacts.
Therefore, no mitigation would be rationally related to a speculative impact of a 70 year
exposure because an exposure time of such length is neither reasonable nor supported by any
evidence.
Comment 6
The City finds that notwithstanding Comment 6-11 from the Department of Water Power, it is not
premature to estimate the size and capacity requirements of new water mains. On the contrary,
CEOA requires that a project's reasonably foreseeable impacts be set forth and the best
information be presented regarding mitigation.
Furthermore, CEOA requires that this
information be presented in sufficient detail to make mitigation measures enforceable and
reasonably likely to reduce potential impacts.
Merely stating that "main upgrades may be
required" - as was suggested by LADWP - is not sufficient for CEOA analysis. On the other
hand, CEOA does not require that a Draft EIR contain information that cannot be presently
obtained.
Consequently, the best estimates made by Sukow Engineering to determine
approximate needs for water system upgrades based on the best available data constitutes
substantial evidence supporting the EIR's conclusions.
The Final EIR clarifies that the final
sizes of the water system upgrades will be determined during the detail design stage of the
project. The conclusion of the Draft EIR is supported by expert engineering analysis based on
the best available data, combined with a requirement to comply with regulations and directives
from LADWP, L.A Dept. of Public Works, and the City of Los Angeles Fire Dept. regarding any
capacity upgrades that may be required to meet minimum capacity and flow requirements.
Such compliance is required by law before the Project can become operational and is not set
forth separately as a mitigation measure, but may properly be considered a design feature of
the Project.
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Comment 7 (restated or similar comments in Comment 8)
The City finds that the Ventura/Cahuenga
Boulevard Corridor Specific Plan Review Board
(PRB) has not provided substantial evidence that the EIR is inadequate or incomplete.
Comment letters 7 and 8 both articulate the PRB's opposition to the requested Specific Plan
Exceptions but provide no substantial evidence relative to environmental impacts.
Comment 9
The City finds that the Sherman Oaks Neighborhood Council Board (SONC) has not provided
substantial evidence that the EIR is inadequate or incomplete.
Responses to Comment 9
contain substantial evidence supporting the conclusions of the Draft EIR. SONC's advocacy of .'
"scrambled" pedestrian crossings, whereby pedestrians may cross in all directions while traffic is
stopped, at Ventura and Sepulveda fails include any substantial evidence that such a measure
would substantially reduce or avoid the Project's significant impacts. Furthermore, SONC's
comments are not accompanied by any evidence of technical expertise with regard to traffic
analysis or mitigation. SONC advocates that instead of vacating public streets as proposed by
the Project that they be transformed into public parks. This proposal does not substantially
reduce or avoid any of the significant impacts of the proposed project and, therefore, is not a
proper alternative for purposes of CEQA analysis.
Comment 10
The City finds that the Encino Neighborhood Council has not provided substantial evidence that
the EIR is inadequate or incomplete.
Comment Letter 10 primarily opposes the requested
Specific Plan exceptions but does not provide any substantial evidence relative to
environmental impacts. Responses to Comment 10 contain substantial evidence supporting the
conclusions of the Draft EIR.
Comment 11
The City finds that the homeowner's associations authoring Comment 11 have not provided
substantial evidence that the EIR is inadequate or incomplete. Comment Letter 11, Comments
11-1 through 11-10 primarily oppose the requested Specific Plan exceptions but do not provide
any substantial evidence relative to environmental impacts.
Comments 11-11 through 11-15 express opinions and speculations that the Draft EI R is
defective and inadequate, but do not provide specific inadequacies or facts or evidence
demonstrating that the Draft EIR is inadequate.
Comments 11-16 through 11-69 primarily restate conclusions of the Draft EIR or provide broad
statements of what the EIR should evaluate.
None of these comments contain substantial
evidence that the Draft EIR failed to disclose a significant environmental impact or failed to
identify a feasible mitigation measure. Responses to Comment 11 contain substantial evidence
supporting the conclusions of the Draft EIR.
February 2013 Comments and Supplemental Responses to Comments
Supplemental Responses to Comments
The City Planning Department has thoroughly reviewed the Supplemental Responses to
Comments and the technical reports attached thereto, and the City finds that the conclusions of
the Supplemental Responses to Comments are supported by substantial evidence cited therein
and elsewhere in the administrative record.
The Supplemental Responses to Comments
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provide substantial evidence that none of the comments received in conjunction with the
February 19 hearing show that the EIR analysis is inadequate under CEQA or provide
substantial evidence of significant new information requiring recirculation of the Final EIR.
Furthermore, the City has thoroughly reviewed the expert credentials of the persons preparing
the technical reports attached to the Supplemental Responses to Comments. The City finds
that substantial evidence demonstrates that Traffic Engineer Roy Nakamura of Crain &
Associates, Acoustical Engineer Amir Yazdanniyaz of Acoustical Engineering Services, and Bill
Piazza of Air Quality Dynamics posses the requisite expertise and experience in their respective
fields and that the technical reports prepared by each of them is credible.
SORSE Letter
The City Planning Department received a letter from attorney Bradly Torgan on behalf an
otherwise unidentified association of persons known as Sherman Oaks Residents for a Safe
Environment ("SORSE").
The SORSE Letter was filed more than two years after the public comment period on the Draft
EIR The SORSE Letter ignored was submitted February 14, 2013-one
business day before
the February 19 hearing.. The SORSE Letter is 30 pages with 13 attachments. A May 26, 2011
Project-specific correspondence from Hans Giroux addressed to Mr. Torgan and attached to the
SORSE Letter indicates that Mr. Torgan had been retained several months before submitting
February 14, 2013 leUer. Although the SORSE letter was very late, the City Planning
Department fully considered the SORSE letter and the Supplemental Responses to Comments
provide complete responses to the SORSE Letter. In addition, the Supplemental Reponses to
Comments contain expert technical reports responding to the memoranda and reports attached
to the SORSE letter.
Based upon the substantial evidence contained in the Supplemental Responses to Comments,
the City finds that the SORSE Letter does not provide substantial evidence that the EIR analysis
is inadequate under CEQA and does not contain substantial evidence of undisclosed significant
environmental impacts or that significant impacts may be substantially more severe. The City
further finds that the SORSE Letter does not provide substantial evidence of significant new
information requiring recirculation .of the Final EIR
Nevertheless, suggestion to tighten the
enforceability Mitigation Measures B-5 and B-6 were incorporated into revised mitigation
measures.
Furthermore, the City has thoroughly reviewed the expert credentials of the persons preparing
the technical reports attached to SORSE Letter. The City finds that the credential of Hans
Giroux fails to demonstrate that Hans Giroux possesses the requisite expertise, training, or
experience to qualify him as an expert in the fields of air quality, human health, noise or
vibration. Mr. Giroux's credential shows that he holds degrees in meteorology and physics,
which do not establish him as an expert in air quality, human health, noise or vibration. He holds
no degree in engineering or human health.
Nothing in his credential shows any formal
education or experience in human health risk. assessments. His credential reveals no relevant
publications he has authored and his experience as an educator has primarily been in the field
of meteorology. The City finds that Mr. Giroux'S memorandum does not contain credible expert
opinion. The City further finds that the Supplemental Responses to Comments and expert
reports by Bi!ll Piazza and Amir Yazdanniyaz attached thereto provide substantial evidence
refuting the opinions offered by Hans Giroux.
The City has thoroughly reviewed the experience of Mr. Arthur Kassan and finds Mr, Kassan to
be qualified as an expert in traffic impact analysis. However, after thoroughly reviewing both Mr.
Kassan's report attached to the SORSE Letter and Mr. Nakamura's reports, the City finds that

;'
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the opposing reports constitute a disagreement among experts. The City further finds that Mr.
Nakamura's reports and conclusion are more credible and provide substantial evidence refuting
Mr. Kassan's conclusions.
February
19, 2013 Letter
Homeowners of Encino

from

Sherman

Oaks

Homeowner's

Association

and
r

The City Planning Department thoroughly reviewed a February 19, 2013 Letter from the
Sherman Oaks Homeowner's Association and Homeowners of Encino (the "SOHAlHOME
Letter").
The Supplemental Responses to Comments provide complete responses to the
SOHAlHOME letter.
Based upon the Supp.lemental Responses to Comments and other
evidence in the administrative record, the City finds that the SOHAlHOME Letter does not
provide substantial evidence that the EIR analysis is inadequate under CEQA and does not
contain substantial evidence of undisclosed significant environmental impacts or that significant
impacts may be substantially more severe. The City further finds that the SORSE Letter does
not provide substantial evidence of significant new information requiring recirculation of the Final
EIR.
March 8, 2013 Memorandum from Armbruster Goldsmith & Delvac
Armbruster Goldsmith & Delvac, attorneys for the Applicant, submitted a memorandum dated
March 8, 2013 with several exhibits (the "AGO Memo") addressing the SORSE Letter, the
SOHA/HOME Letter, and a February 7, 2013 electronic correspondence to the City Planning
Department from Mr. Jeffery KaJban (the "Kalban Letter"), The City Planning Department has
thoroughly reviewed the AGO Memo and the exhibits attached thereto. The AGO Memo agrees
with the conclusions of the Supplemental Responses to Comments and provides further
evidence and analysis supporting the EIR and responding to SORSE Letter and the
SOHAlHOME Letter. The City finds that the AGO Memo provides substantial evidence that the
SORSE Letter, the SOHAlHOME Letter, and the Kalban Letter do not provide substantial
evidence that the EIR analysis is inadequate under CEQA nor do these letters provide
substantial evidence of significant new information requiring recirculation of the Final EIR.
April 23, 2013 Letter from SORSE
On the day of the April 25, 2013 City Planning Commission hearing on the SORSE appeal and
the project, the City Planning Commission received a 16-page letter with approximately 60
pages of attachments from attorney Bradly Torgan on behalf SORSE.
At the City Planning Commission hearing, Commissioner Perlman expressed dissatisfaction at
receiving a lengthy opposition on the day of the hearing and noted that it is impossible for the
Commissioners to consider lengthy material that is filed at the last minute.
Thereafter,
testimony was taken from Mr. Torgan on speaking on behalf of SORSE and from the Applicant's
representative in rebuttal. No other written or oral testimony was given by anyone identifying
himself or herself as a member of SORSE.
The City Planning Department staff has carefully considered the April 23 SORSE Letter and the
material accompanying the letter and finds that the April 23 SORSE letter does not provide
substantial evidence that the EIR analysis is inadequate under CEQA and does not contain
substantial evidence of undisclosed significant environmental impacts or that significant impacts
may be substantially more severe. The City further finds that the April 23 SORSE letter does
not provide substantial evidence of significant new information requiring recirculation of the Final
EIR.
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Mr. Torgan refers to the November 8, 2012 Advisory Notice Regarding Sensitive Uses Near
Freeways, which the City Planning Commission adopted as a guidance document for applicants
proposing developments within 1,000 feet of a freeway (the "Advisory"). Mr. Torgan also refers
to Case Number CPC 2008-4604 previously decided by the City Planning Commission as
evidence that CEQA requires the City Planning Commission to restrict residential development
within 500-feet of the freeway-as
the Commission did in Case Number CPC 2008-4604.
Substantial evidence presented at the April 25, 2013 hearing shows that Mr. Torgan's reference
to the Advisory and to Case Number CPC 2008-4604 fail to provide substantial evidence of a
significant unmitigated air quality impact or hazard.
The project air quality and hazard analysis is consistent with the Advisory. The Advisory is not a
mandate and is not a prohibition on development within 1,000 feet of a freeway. It is a guidance
document that strongly encourages doing air quality health risk assessments in such
circumstances,
The health risk assessment prepared for this project and included within the
EIR contains substantial evidence supporting all the conclusion of the EIR Furthermore, the
Advisory expressly states that each proposal shall be evaluated on a case-by-case basis.
Finally, residential uses are allowed in the applicable zones on the subject property, and if the
City Planning Commission were prohibit residential development within 500 feet of a freeway on
the subject property, then the City would be prohibiting all residential uses on this entire project
site,
Case Number CPC 2008-4604 is not applicable to the proposed project and does not act as a
precedent
The following differences distinguish Case Number CPC 2008-4604 from the
proposed project:
Case No. CPC-2008-4GOG

Toscano

Project

Entire project site was Industrial-Zoned which does not allow residential uses - the
applicant was seeking new zoning allowing
residential development.

The property is zoned commercial 8..
residential - which allows residential uses byright; and residential uses previously existed
on site,

The property was large enough to prohibit
residential uses within 500 feet of the nearby
freeway and still allow residential uses on
other portions of the property.

Prohibiting uses within 500 feet of the
abutting freeway would prohibit otherwise byright residential uses throughout the entire
site.

Health Risk Assessment did not contain sitespecific analysis and identified significant
impacts.

Health Risk Assessment contains substantial
evidence and site-specific analysis showing
that mitigation plus conditions support a
conclusion of less than significant impact.

The April 23 SORSE letter includes another comment from Has Giroux, who Mr .. Torgan
presents as an expert in air quality and health risk assessments.
As previously-stated with
regard to Mr. Giroux's analysis accompanying the February 14, 2013 SORSE letter, the City
finds that the credential of Hans Giroux fails to demonstrate that Hans Giroux possesses the
requisite expertise, training, or experience to qualify him as an expert in the fields of air quality,
human health, noise or vibration.
Mr. Giroux's credential shows that he holds degrees in
meteorology and physics, which do not establish him as an expert in air quality, human health,
noise or vibration. He holds no degree in engineering or human health. Nothing in his credential
shows any formal education or experience in human health risk assessments.
His credential
reveals no relevant publications he has authored and his experience as an educator has
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primarily been in the field of meteorology. The City finds that Mr. Giroux's memorandum does
not contain credible expert opinion.
The April 23 SORSE Letter referenced a UCLA study linking air pollution from freeways to
autism in children .and a UCLS/CARB study. Neither of these references provide substantial
evidence of a siqnificant air quality impact regarding the proposed project.
They are
generalized studies and are not project-area specific. Furthermore, substantial evidence was
presented at the April 25 City Planning Commission hearing rebutting Mr. Giroux's comments
and the referenced studies as follows:
•

The UCLA study found that exposure to nitrogen dioxide (N02) was the
predominant pollutant linked to an increased likelihood of autism. The authors of
the study also note that this link is not proof that air pollution causes autism and
more research is required to determine a causal relationship.

•

The project HRA evaluated NOz exposures. N02 exposures were found to be
within acceptable limits and did not exceed the State's ambient air quality
standard.

•

The UCLA/CARB study
.particles in the early
Atmospheric conditions
extent and concentrations
101 freeway in the San
trend to the north.

•

The project HRA analyzed near-field impacts utilizing an approved dispersion
model and meteorological data which accounts for the atmospheric conditions
that exist during early morning hours. The near-field concentrations predicted by
the model are conservative (health protective) and consistent with regulatory
guidance.

•

The prevailing winds across the project site are northward and the freeway is on
the northwest boundary of the project site. Thus, prevailing winds across the
project site would dispersing any near-field concentrations of freeway pollutants
northward
and
away
from
the
project
site.

•

The April 23 SORSE letter incorrectly claims that the project HRA focuses almost
exclusively on diesel exhaust and its relationship with excess cancer risk and
fails to recognize the recent UCLA/CARB study. The HRA evaluated exposures
to particulates (PM1O and PM2.5), carbon monoxide, nitrogen dioxide, benzene,
butadiene, acetaldehyde, formaldehyde
and diesel particulates.
All were
assessed based upon identified toxicity criteria and averaging times.

•

A recent study conducted by the SCAQMD (Pilot Study of High Performance Air
Filtration for Classrooms Applications, Draft Report: October 2009) confirms the
efficacy of mitigation using MERV 16 filtration to remove diesel particulates and
ultrafine particles. The report found that HVAC systems such as are proposed
for the IVT project readily control black carbon (a surrogate for diesel particulate
matter) and ultrafine particles by achieving removal efficiencies of more than 90
percent.

•

The April 23 SORSE letter incorrectly states that the HRA fails to account of age

noted an increase in the downwind extent of ultrafine
morning hours than previously thought to exist.
(e..g., wind direction and speed) influence the lateral
of ultrafine particles. The study also noted that for the
Fernando Valley, impacts associated with the freeway

,
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specific factors in the risk assessment because the authors of the HRA do not
consider diesel particulate matter is a mutagenic compound. They are incorrect
because studies show that extracts of diesel exhaust contain mutagenic
compounds.
•

Although studies indicate mutagenic extracts are found, along with many other
non-mutagenic compounds, related studies also note that "whole" diesel exhaust
does not elicit a mutagenic mode of action (USEPA, Integrated Risk Information
System,
Diesel
Engine
Exhaust.
Website:
http://www.epa.gov/iris/substl0642.htm).
As such, a mutagenic mode of action
has not been identified for whole diesel exhaust at this time.

The April 23 SORSE letter includes another memorandum from traffic engineer Arthur Kassan.
Most of the comments from Mr. Kassan repeat the disagreement among experts apparent in Mr.
Kassan's previous memorandum and Crain & Associate's rebuttal of Mr ..Kassan's analysis. As
previously-stated, the City finds that the analyses prepared by Roy Nakamura of Crain &
Associates presents the more credible evidence regarding potential project traffic impacts.
The remainder of the April 23 SORSE letter appears to restate arguments and assertions made
in the February 14 SORSE letter, which have all been fully addressed to the satisfaction of the
City.

I.

Mitigation Monitoring Program

In accordance with the Requirements of Public Resources Code § 21081.6, the City hereby
adopts the Mitigation Monitoring Program, which is attached to these Findings. The mitigation
measures which have been identified for the project were identified in the Draft and Final EIR.
The final mifigation measures are described in the MMRP. Each of the mitigation measures
identified in the MMRP, and contained in the Final EIR, is incorporated into the project The City
finds that the impacts of the project have been mitigated to the extent feasible by the mitigation
measures identified in the MMRP, and contained in the Final EIR. The City reserves the right to
make amendments and/or substitutions of mitigation measures if the City determines that the
amended or substituted mitigation measure will mitigate the identified potential environmental
impacts to at least the same degree as the original mitigation measure, and where the
amendment or substitution would not result in a new significant impact on the environment
which cannot be mitigated.
J.

Consideration of Record; Independent Judgment

The City finds that the EIR provides objective information to assist the decision-makers and the
public at large in their consideration of the environmental consequences of the project. The
public review period provided all interested jurisdictions, agencies, private organizations, and
individuals the opportunity to submit comments regarding the Draft EIR. The Final EIR was
prepared after the review period and responds to comments made during the public review
period.
In approving the proposed project, the Gity decision-makers have reviewed and
considered the Draft EIR and appendices, the Final EIR and appendices, and all other pertinent
evidence in the record of proceedings. The Applicant's consultants prepared the screen check
versions of the Draft EIR, Final EIR and technical studies and the Applicant submitted proposed
findings for consideration by the City. All such materials and all other materials related to the
EIR or these findings were extensively reviewed and, where appropriate, modified by the
Planning Department or other City representatives .. As such, the Draft EIR, Final EIR, technical
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and analysis of the

Substantial Evidence

The City finds and declares that substantial evidence for each and every finding made herein is
contained in the Draft EIR, Final EIR, technical studies, and other CEQA related materials, the
administrative record, staff reports, information provided by the applicant, each and all of which
are incorporated herein by this reference. Moreover, the City finds that where more than one
reason exists for any finding, each reason independently supports such finding, and that any
reason in support of a given finding individually constitutes a sufficient basis for that finding.

L.

Relationship of Findings to EIR

These Findings are based on the most current information available. Accordingly, to the extent
there are any apparent conflicts or inconsistencies between the Draft EIR and the Final EIR, on
the one hand, and these Findings, on the other, these Findings shall control and the Draft EIR
and Final EIR or both, as the case may be, are hereby amended as set forth in these Findings.
M.

Project Conditions of Approval

Each of the project features and mitigation measures referenced in these Findings shall be
conditions of project approval to be monitored and enforced by the City pursuant to the building
permit process and the Mitigation Monitoring Program. To the extent feasible, each of the other
findings and conditions of approval made by or adopted by the City in connection with the
project are also incorporated herein by this reference.
N.

Custodian of Documents

The custodian of the documents or other material which constitutes the record of proceedings
upon which the Director's decision is based is the City of Los Ange.les, Planning Department,
located at 6262 Van Nuys Boulevard, Room 351, Van Nuys, California 91401.

o.

Recirculation Not Required

(a)
CEQA requires that the lead agency recirculate an EIR when significant new information
is added to the EIR after public notice of its availability has previously been given but prior to its
certification. "Significant new information" requiring recirculation includes, for example, a
disclosure showing that:
(1)
A new significant environmental impact would result from the project or from a
new mitigation measure proposed to be implemented;
(2)
A substantial increase in the severity of an environmental impact would result
unless mitigation measures are adopted that reduce the impact to a level of
insignificance;
(3)
A feasible project alternative or mitigation measure considerably different from
others previously analyzed would clearly lessen the environmental impacts of the
project, but the project's proponents decline to adopt it; or
(4)
The draft EIR was so fundamentally and basically inadequate and conclusory in
nature that meaningful public review and comment were precluded.

./

CPC-20 10-3152-ZG-HD-SPE-SPR-SPP-CUBNTT

-61216

F-136

(b)
Recirculation is not required where the new information added to the EIR merely clarifies
or amplifies or makes insignificant modifications in an adequate EIR.
(c)
If the revision is limited to a few chapters or portions of the EIR, the lead agency need
only recirculate the chapters or portions that have been modified.
(d)
Recirculation of an EIR requires notice pursuant to Section 15087, and consultation
pursuant to Section 15086.

r

;

A decision not to recirculate an EIR must be supported by substantial evidence in the
administrative record
(e)

/

The Final EIR documents changes to the Draft EIR. Section II.C of the Final EIR provides
substantial evidence that the changes to the Draft EIR do not do not result in new significant
impacts and do not warrant circulation of the Draft EIR.
The Final EIR provides additional analysis that was not included in the Draft EIR. Furthermore,
Responses to Comments contained in the Final EIR fully considered and responded to
comments claiming that the project would have significant impacts or more severe impacts not
disclosed in the Draft EIR. Furthermore, the Responses To Comments include substantial
evidence that none of these comments provided substantial evidence that project would result in
changed Circumstances, significant new information, considerably different mitigation measures,
or new or more severe siqnlflcant impacts than were discussed in the Draft EIR.
The project approved by the City Planning Commission is substantially reduced compared to
the project studied in the Final EIR. The project set forth in the Final EIR has been further
reduced from 399 units to 325 units and the floor area ratio has been reduced from 2.75: 1 to
2:25: 1. Maximum height has been reduced from the 100 feet sought by the Applicant to a
maximum of 82 feet approved by the City Planning Commission.
In addition, at its April 25,
2013 hearing on this matter the City Planning Commission added landscaping to the pool deck
and increased the tree wells to a minimum of 7 feet along the project boundary abutting the 405to101 Freeway Interchange. These changes only serve to reduce the severity of the project's
significant impacts.
They do not fundamentally change the proposed land uses or the
arrangement of land uses on the project site. These changes do not necessitate new or
different mitigation measures that would cause reasonably foreseeable secondary impacts. The
FAR and height reductions were set forth in the City Planning Department recommendation
report prior to the City Planning Commission hearing, and all project reductions were fully
discussed at a duly notice public hearing before the City Planning Commission. None of the
reductions to the project constitute changes that would deprive the public a meaningful
opportunity to comment on a potentially significant impact or feasible alternative.
P.

Textual Refinements and Errata

Textual refinements and errata were compiled and presented to the decision makers for review
and consideration.
The Planning Department staff has made every effort to notify the
decisionmakers and the interested public/agencies of each textual change in the various
documents associated with the project review. These textual refinements arose for a variety of
reasons. First, it is inevitable that draft documents would contain errors and would require
clarifications and corrections.
Second, textual clarifications were necessitated in order to
describe refinements suggested as part of the public participation process.
Q.

Uses gf EIR
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The City is certifying an EIR for, and is approving and adopting findings for, the entirety of the
actions described in these Findings and in the EIR as comprising the project. It is contemplated
that there may be a variety of actions undertaken by other State and local agencies (who might
be referred to as "responsible agencies" under CEQA). Because the City is the Lead Agency
for the project, the EIR is intended to be the basis for compliance with CEQA for each of the
possible discretionary actions by other State and local agencies to carry out the project.
r

;
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I

i

1. Introduction
The California Environmental Quality Act (CEQA) requires a Mitigation Monitoring
and Reporting Program (MMRP) for projects where mitigation measures are a condition
of their approval and development.
An Environmental Impact Report (EIR) has been
prepared to address the potential environmental impacts of the project. Where appropriate,
the EIR includes recommended mitigation measures to avoid or substantially lessen the
significant environmental impacts associated with the project. This MMRP is designed to
monitor implementation of these mitigation measures. This MMRP has been prepared
in compliance with the requirements of CEQA, Public Resources Code Section 21081.6,
and Section 15097 of the CEQA Guidelines. This MMRP describes the procedures the
Applicant shall use to implement the mitigation measures adopted in connection with the
approval of the project and the methods of monitoring and reporting on such actions.
"Monitoring'; is generally an ongoing or periodic process of project oversight. "Reporting"
generally consists of a written compliance review that is presented to the decision making
body or authorized staff person. For this MMRP, the City of Los Angeles is the Lead
Agency for the project.

2. Purpose
It is the intent of this MMRP to:
1. Verify compliance of the required mitigation measures of the EIR;
2. Provide a methodology to document implementation of required mitigation;
3. Provide a record and status of mitigation requirements;
4. Identify monitoring and enforcement agencies;
5. Establish and clarify administrative
measures;

procedures for the clearance of mitigation

6. Establish the frequency and duration of monitoring and reporting; and

City of Los Angeles II Villaggio Toscano Project
SCH. No. 2004111068 March 2013
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7. Utilize the existing agency review processes wherever feasible.

3. Administrative

Procedures

The Project Applicant shall be obligated to provide documentation concerning
implementation of the listed mitigation measures to the appropriate monitoring agency and
the appropriate enforcement agency as provided for herein. All departments listed below
are within the City of Los Angeles unless otherwise noted. The entity responsible for the
implementation of all' mitigation measures shall be the Project Applicant unless otherwise
noted.

,
;"
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As shown on the following pages, each required mitigation measure for the project is
listed and categorized by impact area, with accompanying discussion of:
• Enforcement
Measure .

Agency-The

agency with the power to enforce the Mitigation

• Monitoring
Agency-The
agency to which reports
compliance, implementation and development are made.
Monitoring Phase-The
shall be monitored.
•

involving

feasibility,

phase of the project during which the Mitigation Measure

Monitoring Frequency-The
monitored .

frequency of which the Mitigation Measure shall be

• Action Indicating Compliance-The
action of which the Enforcement or
Monitoring Agency indicates that compliance with the required Mitigation
Measure has been.implemented.

4. Enforcement
This MMRP shall be in place throughout all phases of the project. The entity
responsible for implementing each mitigation measure is set forth within the text of the
mitigation measure. The entity responsible for implementing the mitigation shall also be
obligated to provide certification, as identified below, to the appropriate monitoring agency
and the appropriate enforcement agency that compliance with the required mitigation
measure has been implemented.

5. Program Modification
After review and approval of the final MMRP by the Lead Agency, minor changes
and modifications to the MMRP are permitted, but can only be made by the Applicant or
City of Los Angeles II Villaggio Toscano Project
SCH. No. 2004111068 March 2013
Page 2
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its successor subject to the approval by the City of Los Angeles. The Lead Agency, in
conjunction with any appropriate agencies or departments, will determine the adequacy
of any proposed change or modification. The flexibility is necessary in light of the prototypical nature of the MMRP, and the need to protect the environment with a workable
program.
No changes will be permitted unless the MMRP continues to satisfy the
requirements of CEQA, as determined by the Lead Agency.
;'

6. Mitigation ,Monitoring and Reporting Program
A. Aesthetics, Views, Light/Glare, and Shading
No Mitigation Measures are identified in the Environmental
environmental issue.

Impact Report for this

B. Air Quality
(a) Construction
Mitigation

Measure B-1: In addition to SCAOMD Rule 403 (Fugitive Dust)
requirements, the Project applicant will implement the following
measures:
• Water three times daily or non-toxic soil stabilizers shall be
applied, according to manufacturers' specifications, as needed to
reduce off-site transport of fugitive dust from all unpaved staging
areas and unpaved road surfaces
• Install wheel washers where vehicles enter and exit the
construction site onto paved roads or wash off trucks or any
equipment leaving the site each trip;
•

All trucks hauling dirt, sand, soil, or other loose materials are to
be covered;
Replace ground cover in disturbed areas as quickly as possible;
Pave road and road shoulders; .

•

Traffic speeds on all unpaved roads to be reduced to 15 mph or
less;
• Suspend all excavating and grading operations when wind
speeds (as instantaneous gusts) exceed 25 mph; and

• Appoint a construction relations officer to act as a community
liaison concerning on-site construction activity including resolution
of issues related to PMlO generation
Enforcement

City of Los Angeles
SCH. No. 2004111068

II Villaggio

Toscano
March 2013
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Monitoring Agency:
and Safety
•

Monitoring

City of Los Angeles Department of Building

Phase: Construction

• Monitoring
Frequency:
construction
e

Periodic

field

inspection

during

Action Indicating Compliance with Mitigation Measure(s):
Quarterly compliance certification report submitted by project
contractor

Mitigation Measure B-2: Streets shall be swept as needed during construction
with sweepers using reclaimed water, where available, but not more
frequently than hourly, if visible soil material has been carrled onto
adjacent public paved roads.
•

Enforcement Agency:
Building and Safety
Monitoring Agency:
and Safety

•

Monitoring

SCAQMD; Los Angeles Department of

City of Los Angeles Department of Building

Phase: Construction

• Monitoring
Frequency:
construction

Periodic

field

inspections

during

• Action Indicating Compliance with Mitigation Measure(s):
Quarterly compliance certification report submitted by project
contractor
Mitigation Measure B-3: All construction equipment shall be properly tuned and
maintained in accordance with manufacturer's specifications.
• Enforcement Agency:
Building and Safety
Monitoring Agency:
and Safety

City of Los Angeles Department of

City of Los Angeles Department of Building

Monitoring Phase: Construction
• Monitoring
Frequency:
construction

Periodic

field

inspections

during

• Action Indicating Compliance with Mitigation Measure(s):
Quarterly compliance certification report submitted by project
contractor
Mitigation Measure 8-4: General contractors shall maintain and operate
construction equipment so as to minimize exhaust emissions.
During construction, all trucks and vehicles will have their engines
turned off when not in use or idling will be limited to five (5) minutes
or less, to reduce vehicle emissions. Ensure that all off-road
equiprnent is compliant with the California Air Resources Board's
City of Los Angeles /I ViUaggio Toscano Project
SCH. No. 2004111068

March 2013
Page 4
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(CARB) in-use off-road diesel vehicle regulation and SCAQMD Rule
2449. Construction activ.ities should be phased and scheduled to
avoid emissions peaks and discontinued during second-stage smog
alerts.
• Enforcement
Agency:
SCAQMD;
Department of Building and Safety
Monitoring Agency:
and Safety
•

Monitoring
e

Monitoring
construction

Phase:

City

of

Los

Angeles

Construction

Frequency:

Periodic

field

inspections

during

• Action Indicating
Compliance
with Mitigation
Measure(s):
Quarterly compliance certification report submitted by project
contractor
Mitigation

Measure 8-5: Petroleum-powered
construction activity shall utilize
electriclty from power poles rather than temporary diesel power
generators and/or gasoline power generators except for areas that
construction worker or public safety would be of concern.
• Enforcement
Agency:
Building and Safety
Monitoring Agency:
and Safety
Monitoring
• Monitoring
construction

Phase:

City of Los Angeles

of

Construction

Frequency:

Periodic
with

field

inspections

Mitigation

during

Measure(s):

Measure 8-6: On-site mobile equipment shall be powered by alternative
fuel sources (i.e., methanol, natural gas, propane or butane)_
where such equipment is commercially available and equivalent in
performance to existing petroleum based equipment.
In addition,
the project representative shall make available to the lead agency
and SCAQMD a comprehensive inventory of all off-road construction
equipment, equal to or greater than 50 horsepower, that will be used
an aggregate of 40 or more hours during any portion of the mass
grading phase of project construction. The inventory shall include
the horsepower rating, engine production year, and certification
of the specified Tier standard. A copy of each unit's certified tier
specification, BACT documentation, and CARB or AQMD operating
permit shall be provided onsite at the time of 'mobilization of each
applicable unit of equipment. Off-road diesel-powered construction

City of Los Angeles II Villaggio Toscano Project
SCH. No. 2004111068

Department

City of Los Angeles Department of Building

• Action Indicating
Compliance
Field inspection sign-off
Mitigation

/
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equipment
schedule:'
G

•

shall meet the Tier standards

based on the following

January 1, 2012, to December 31, 2014: All off-road dieselpowered construction equipment greater than 50 hp shall meet
Tier 3 off-road emissions standards. In addition, all construction
equipment shall be outfitted with BACT devices certified by
CARB. Any emissions control device used by the contractor shall
achieve emissions reductions that are no less than what could
be achieved by a Level 3 diesel emissions control strategy for a
similarly sized engine as defined by CARB regulations.
Post-January 1, 2015: All off-road diesel-powered construction
equipment greater than 50 hp shall meet the Tier 4 emission
standards,
where available.
In addition,
all construction
equipment shall be outfitted with BACT devices certified by
CARB. Any emissions control device used by the contractor shall
achieve emissions reductions that are no less than what could
be achieved by a Level 3 diesel emissions control strategy for a
similarly sited engine as defined by CARB regulations.
• Enforcement
Agency:
SQAMD;
Department of Building and Safety
Monitoring Agency:
and Safety
Monitoring

Phase:

City

of

Los

Angeles

City of Los Angeles Department of Building
Construction

Monitoring Frequency: Once prior to construction; Periodic field
inspections during construction
• Action Indicating
Compliance
with Mitigation
Measure(s):
Submittal to LADOT and SCAQMD and Quarterly compliance
certification report submitted by project contractor
(b) Operation
Mitigation, Measure B~7: Light-colored roof materials to deflect heat and reduce
energy demand for building cooling purposes shall be used.

1

•

Enforcement
Planning

Agency:

•

Monitoring
Planning

Agency:

Monitoring

Phase:

City of Los Angeles Department of City
City of Los Angeles Department of City

Pre-construction (during plan cheek)

Construction equipment standards based on the April 1, 2010, to December 31, 2011, schedule have expired
and, as sucti. are no longer applicable to the Project. All construction equipment utilized during Project
construction would coniotm to the standards set forth under the January 1, 2012, to December 31, 2014, and
Post-January 1, 2015, schetiutes, as applicable.

City of Los Angeles II Villaggio Toscano Project
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•

Monitoring

Frequency:

Once, at plan check

• Action Indicating Compliance with Mitigation
Plan approval and issuance of building permits

Measure(s):
.

Mitigation Measure 8-8: Double-paned windows shall be used to reduce thermal
loss and reduce energy demand for temperature control purposes.
•

Enforcement
Planning

Agency:

City of Los Angeles Department of City

•

Monitoring
Planning

Agency:

Monitoring

Phase: Pre-construction (during plan check)

Monitoring

Frequency:

City of Los Angeles Department of City

Once, at plan check

• Action Indicating Compliance with Mitigation
Plan approval and issuance of building permits

Measure(s):

Mitigation Measure 8-9: The project shall be designed and operated to conserve
energy as required by the Southern California Edison, Southern
California Gas Company, and/or other appropriate agencies.
•

Enforcement
Planning

•

Monitoring
Planning

Agency:
Agency:

City of Los Angeles Department of City
City of Los Angeles Department of City

• Monitoring Phase:
Pre-construction (during plan check) and
Operation (prior to occupancy)
Monitoring

Frequency:

Once prior to occupancy

• Action Indicating Compliance with
Issuance of a Certificate of Occupancy

Mitigation

Measure(s):

Mitigation Measure 8-10: The project shall include heating; ventilation and air
conditioning (HVAC) control systems that service residential
occupancies consistent with the minimum specifications per floor
and building iocation included in Attachment A of Appendix FEIR-D.
At a minimum, residential units shall include HVAC control systems
with particulate filters that have a minimum efficiency reporting value
(MERV) of 15 as indicated by the American Society of Heating
Refrigerating and Air Conditioning Engineers (ASH RAE) Standard
52.2. The air handling systems shall be maintained on a regular
basis per manufacturer's recommendations by a qualified technician
employed or contracted by the project proponent or successor.
Operation and maintenance of the system shall ensure that it
performs in compliance with the manufacturers' specified reporting
value.
•

Enforcement
Planning

Agency:

City of Los Angeles II Villaggio Toscano Project
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•

Monitoring Agency: City of Los Angeles Department of Building
and Safety and Department of City Planning
Monitoring

Phase:

Construction; Operation

Monitoring

Frequency:

Periodic field inspections

• Action Indicating
Compliance
Field inspection sign-off
Mitigation

with

Mitigation

Measure(s):

Measure B-11: To minimize exposure to diesel exhaust and the
, reentralnment of paved roadway dust, the proposed project shall:
(1 ) install inoperable windows facing the freeway, except where
operable windows are required by the building code; (2) place
actively and passively utilized outdoor areas as far away from the
roadway as possible; and (3) include landscaping along the property
perimeter nearest the freeway with a dense mixture of shrubs arid
trees to maximize passive filtration of particulate air contaminants.
Enforcement Agency: Los Angeles Department of Building and
Safety; City of Los Angeles Department of City Planning
Monitoring

Agency:

Los Angeles Department of City P.lanning

• Monitoring
Phase:
Construction
e

Pre-construction

(during

plan

check);

Monitoring
Frequency:
Agency review prior to issuance of
building permit; once prior to occupancy

~ Action Indicating
Compliance
with Mitigation
Measure{s):
Plan approval and issuance of building permits; Issuance of a
Certificate of Occupancy

C. Biological Resources
Mitigation

Measure C-1: If vegetation removal occurs between February 15 and
August 31, a biological survey shall be conducted by a qualified
biologist prior to the removal of the vegetation to determine if nesting
birds are occurring on site." In the event nesting is observed, the
biologist shall recommend a buffer area with a specified radius to be
established (buffer may range between 50 and 300 feet as
determined by the monitoring biologist), within which no disturbance
or intrusion shall be allowed until the young had fledged and left the
nest or it is determined by the monitoring biologist that the nest has
failed. If no nesting is observed, no further action shall be warranted.
Enforcement Agency: California Department of Fish and Game;
Los Angeles Department of City Planning

2

Since the MBTA protects nests, the risk of a "take" exists if a bird were nesting on the ground.
measure includes vegetation (i.e., trees, brush) removal.

City of Los Angeles
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Monitoring Agency:

•

Los Angeles Department of City Planning

Monitoring

Phase: Construction

Monitoring

Frequency:

Periodic field inspections

• Action Indicating Compliance with Mitigation Measure(s):
Field inspection sign-off; Compliance
certification report
submitted by qualified biologist in the event that vegetation
removal occurs between February 15 and August 31.
Mitigation Measure C-2: Prior to the issuance of a grading permit, a plot plan
prepared by a reputable tree expert, indicating the location, size,
type, and condition of all existing trees on the project site, shall be
submitted for approval by the Department of City Planning and the
Bureau of Street Services-Street
Tree Division. All trees in the
public right-of-way shall be treated in accordance with the current
Street Tree Division standards and all conditions of approval shall be
met.
Enforcement Agency: Los Angeles Department of City Planning
and Bureau of Street Services-Street Tree Division
Monitoring Agency:
Monitoring
•

Los Angeles Department of City Planning

Phase: Pre-Construction; Post Construction

Monitoring Frequency: Submittal of plans prior to construction
and field inspection upon completion of construction

• Action Indicating Compliance with Mitigation Measure(s):
Issuance of grading permit and field inspection sign-off

D. Geology and Soils
Mitigation Measure D-1: The Applicant or its contractor shall incorporate the
recommendations detailed in the geotechnical investigation prepared
for the proposed project, as approved by the City of Los Angeles.
(Geotechnical recommendations regarding pile or drill caissons,
footings, slabs, fill, shoring, retaining walls, and site drainage are
provided within the Geotechnical
Engineering
Investigation
(geotechnical report) dated June 6, 2002, and Addendum I,
Additional Exploration, dated March 17, 2003, both prepared by
Geotechnologies, Inc. provided in Appendix C of the Draft EIR.)
• Enforcement Agency:
Building and Safety
Monitoring Agency:
and Safety
•

Monitoring

City of Los Angeles
II Villaggio Toscano
SCH. No. 2004111068 March 2013

City of Los Angeles Department of

City of Los Angeles Department of Building

Phase: Pre-Construction and Construction

Project

Page 9

/

,I

IV. Mitigation Monitoring and Reporting Program

• Monitoring Frequency:
Once prior to issuance of grading
permit; periodic field inspection
• Action Indicating Compliance with Mitigation Measure(s):
Approval of site-specific geotechnical report; Issuance of a
grading permit

E. Hazards and Hazardous Materials

,

;

No Mitigation Measures are identified in the Environmental Impact Report for this
environmental issue.
!

F. Surface Water Hydrology and Surface Water Quality
Mitigation

Measure F-1: The
project
shall
provide
on-site storm drain
improvements to detain peak storm water flows to the satisfaction of
the City of Los Angeles Department of Public Works.
Enforcement Agency:
Works
•

City of Los Angeles Department of Public

Monitoring
Works

Agency:

City of Los Angeles Department of Public

Monitoring

Phase: Pre-Construction; Construction

• Monitoring Frequency:
Once at review of plans and field
inspection during construction
• Action Indicating Compliance
Field inspection sign-off
Mitigation

with

Mitigation

Measure(s}:

Measure F-2: The project shall comply with the requirements of the
applicable NPDES permit for stormwater discharge and with all
applicable requirements of the RWQCB, EPA and local agencies
including the City of Los Angeles regarding water quality.
•

Enforcement Agency:
Regional Water Quality Control Board;
City of Los Angeles Department of Public Works

•

Monitoring Agency: Regional Water Quality Control Board; City
of Los Angeles Department of Public Works
Monitoring

Phase: Construction

• Monitoring
Frequency:
construction

Periodic

field

inspections

during

• Action Indicating Compliance with Mitigation Measure(s}:
Approval of a Stormwater Pollution Prevention Plan; Field
inspection sign-off

City of Los Angeles II Villaggio Toscano Project
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Mitigation Measure F~3: The project shall implement Best Management Practices
(BMPs) to detain or treat the runoff from a storm event producing
0.75 inch of rainfall in a 24-hour period. The design of structural
BMPs shall be in accordance with the Development
Best
Management Practices Handbook Part B Planning Activities.
A
signed certificate from a licensed civil engineer or licensed architect
that the proposed BMPs meet this numerical threshold standard
shall be provided
Enforcement Agency:
Works
•

Monitoring Agency:
Works

City of Los Angeles Department of Public
City of Los Angeles Department of Public

Monitoring Phase: Pre-construction; Construction
•

Monitoring Frequency: Once with approval of plans and field
inspection during construction

• Action Indicating Compliance with Mitigation Measure(s):
Issuance of certificate of occupancy; Field inspection sign-off
Mitigation Measure F-4: All storm drain inlets and catch basins within the Project
area shall be stenciled with prohibitive language (such as "NO
DUMPING-DRAINS
TO OCEAN") and/or graphical icons to
discourage illegal dumping.
Enforcement Agency: Los Angeles Department of Public Works
Monitoring Agency:

Los Angeles Department of Public Works

Monitoring Phase: Operation (prior to and post occupancy)
Monitoring Frequency: Once prior to certificate of occupancy;
periodic field inspection during operation
• Action Indicating Compliance with
Field inspection sign-off

Mitigation

Measure(s):

Mitigation Measure F~5: The legibility of signs and stencils discouraging
,
dumping shall be maintained.

illegal

Enforcement Agency: Los Angeles Department of Public Works
Monitoring Agency: Los Angeles Department of Public Works
Monitoring Phase: Operation (prior to and post occupancy)
•

Monitoring Frequency: Once prior to certificate of occupancy;
periodic field inspection during operation

• Action Indicating Compliance with
Field inspection sign-off

Mitigation

Measure(s):

Mitigation Measure F-6: Materials used on site with the potential to contaminate
stormwater shall be: (1) placed in an enclosure such as, but not
City of Los Angeles II ViJlaggio Toscano Project
SCH. No. 2004111068

./

March 2013
Page 11

.'

IV. Mitigation Monitoring and Reporting Program

limited to, a cabinet, shed, or similar stormwater conveyance system;
or (2) protected by secondary containment structures such as berms,
dikes, or curbs.
Enforcement Agency:
Monitoring Agency:
Monitoring
• Monitoring
operation

Los Angeles Department of Public Works
Los Angeles Department of Public Works

Phase: Operation
Frequency:

Periodic

• Action Indicating Compliance
Field inspection sign-off

with

field

inspections

Mitigation

/

during

Measure(s):
.I

G. Land Use
No Mitigation Measures are identified in the Environmental Impact Report for this
environmental issue .

. H. Noise
(aJ Construction
Mitigation

Measure H-1: A temporary sound barrier, capable of providing a
minimum 10 dBA reduction (e.g., solid wood fence) and minimum
height of 8 feet, shall be erected along the project's east property
line along Sepulveda Boulevard for the entire length of the project
site as well as between the project site and the 777 Motor Inn.
• Enforcement Agency:
Building and Safety
Monitoring Agency:
and Safety

City of Los Angeles Department of

City of Los Angeles Department of Building

•

Monitoring

Phase: Construction

•

Monitoring

Frequency:

Periodic field inspections

• Action Indicating Compliance
Field inspection sign-off.
Mitigation

with

Mitigation

Measure(s):

Measure H-2: To the extent feasible, construction activities shall be
scheduled so as to avoid operating several pieces of heavy
equipment simultaneously, which causes high noise levels.
• Enforcement Agency:
Building and Safety
Monitoring Agency:
and Safety

City of, Los Angeles Department of

City of Los Angeles Department of Building

City of Los Angeles II Villaggio Toscano Project
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•

Monitoring

Phase: Construction

Monitoring

Frequency:

Periodic field inspections

• Action Indicating Compliance with Mitigation Measure{s):
Field inspection sign-off and compliance certification report
submitted by project contractor
Mitigation Measure H-3: Engine idling from construction equipment such as
bulldozers and haul trucks shall be limited, to the extent feasible.
'Idling of haul trucks shall be limited to five (5) minutes at any given
location as established by the South Coast Air Quality Management
District. Signs that limit engine idling shall be posted on the project
site during construction.
• Enforcement
Agency:
SCAQMD;
Department of Building and Safety
Monitoring Agency:
and Safety
•

City

of

Los

Angeles

City of Los Angeles Department of Building

Monitoring

Phase: Construction

Monitoring

Frequency:

Periodic field inspections

• Action Indicating Compliance with Mitigation Measure(s):
Quarterly compliance certification report submitted by project
contractor
Mitigation Measure H-4: The construction staging area shall be located as far as
feasible from sensitive receptors.
•

Enforcement
Safety

•

Monitoring
Safety

Agency:

Monitoring

Phase: Construction

Monitoring

Frequency:

•

Agency:

Los Angeles Department of Building and
Los Angeles Department of Building and

Periodic field inspections

Action Indicating Compliance with Mitigation Measure(s):
Field inspection; Compliance certification report by the project
contractor
(b) Operation
Mitigation Measure H~5: An acoustical analysis of the architectural plans of the
proposed residential building facade constructions shall be prepared
by a qualified acoustical engineer, prior to issuance of building
permits, to ensure that the building construction (i.e., exterior wall,
window and door) will provide adequate sound insulation to meet the
acceptable interior noise level of 45 dBA (CNEL).
City of Los Angeles "Villaggio Toscano Project
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•

Enforcement
Safety

•

Monitoring
Safety

Agency:

Monitoring

Phase:

Monitoring

Frequency:

•

Agency:

Los Angeles Department of Building and
Los Angeles Department of Building and

Pre-Construction
Once-prior to Construction

• Action Indicating
Compliance
Issuance of building permit
Mitigation

with

Mitigation

Measure H-6: The Applicant shall retain services of an acoustical
consulting engineer experienced in mechanical noise analysis and
during plan check provide the City with an acoustical report
indicating that the project mechanical design meets the City's noise
ordinance (I.e., maximum 5 dBA above ambient noise levels).
Enforcement
Safety
•

Agency:

Monitoring
Safety

Agency:

Monitoring

Phase:

Monitoring

Frequency:

Los Angeles Department of Building and
.
Los Angeles Department of Building and

Pre-Construction
Once; prior to construction

• Action
Indicating
Compliance
Issuance of building permits

with

Mitigation

Measure(s):

I. Population, Housing, and Employment
No Mitigation Measures are identified in the Environmental
environmental issue.

J.1 Public Services-Police

Impact Report for this

Protection

Mitigation· Measure J-1: Prior to the issuance of the building permit, the Applicant
shall consult with the LAPD's Crime Prevention Unit, regarding
on site crime prevention features appropriate for the design of the
property. These features may include the following elements:
•

designing entryways, elevators, lobbies and parking areas with
lighting that eliminates areas of concealment;
eliminating areas of dead space;

•

providing solid core doors with dead bolt locks to all residential
units and commercial uses; and

•

providing parking within an enclosed parking podium that would
be internal to the site.

City of Los Angeles II Villaggio Toscano Project
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• Enforcement Agency:
Los Angeles Police Department, Los
Angeles Department of City Planning
Monitoring Agency:

Los Angeles Department of City Planning

Monitoring

Phase: Pre-construction

Monitoring

Frequency:

Once

• Action Indicating Compliance with Mitigation
Plan approval and issuance of building permit

Mitigation Measure J-2: Prior to the issuance of any building permits, the
Applicant shall provide the commanding officer at the Van Nuys
Community Police Station with a diagram of each portion of the
property, including access routes and additional information which
may facilitate a police response.
• Enforcement Agency:
Los Angeles Police Department, Los
Angeles Department of Building and Safety
Monitoring Agency:

Los Angeles Department of City Planning

Monitoring

Phase: Pre-construction

Monitoring

Frequency:

Once

• Action Indicating Compliance with Mitigation Measure(s):
Written verification from Los Angeles Police Department

J.2 Public Services-Fire Protection
.

Mitigation Measure J-3: Project building plans including a plot plan shall be
submitted for approval by the Los Angeles Fire Department either
prior to the recordation of the final map or the approval of a building
permit.
• Enforcement Agency:
Los Angeles
Angeles Department of City Planning
Monitoring Agency:

Fire Department; Los

Los Angeles Fire Department

Monitoring

Phase: Pre-Construction

Monitoring

Frequency:

Once

• Action Indicating Compliance with Mitigation Measure(s):
Approval of the plot plan by the Los Angeles Fire Department
Mitigation Measure J-4: Prior to the issuance of a building permit, the Applicant
shall consult with the Los Angeles Fire Department and design the
project to meet on-site fire flow requirements and incorporate fire
prevention and suppression features and other life-saving equipment.
• Enforcement Agency:
Los Angeles
Angeles Department of City Planning
City of Los Angeles II Villaggio Toscano Project
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Monitoring

Agency:

Los Angeles Fire Department

Monitoring

Phase: Pre-Construction

Monitoring

Frequency:

Once

• Action Indicating Compliance with Mitigation
Plan approval and issuance of building permit

Measure(s):

Mitigation Measure J-S: The project shall comply with all applicable State and
local Codes and Ordinances found in the Fire Protection and Fire
. Prevention Plan, as well as the Safety Plan, both of which are
elements of the General Plan of the City of Los Angeles, unless
otherwise approved.
Enforcement Agency:

$

Monitoring Agency:
Monitoring
•

Los Angeles Fire Department
Los Angeles Fire Department

Phase: Operation

Monitoring Frequency: Once prior to occupancy; periodic field
inspections during occupancy

• Action Indicating Compliance with Mitigation Measure(s):
Approval of the plot plan by the Los Angeles Fire Department;
Field inspection sign-offs

J.3 Public Services-Schools
Mitigation Measure J-6: Pursuant to California Government Code Section 65995,
the Project Applicant shall pay developer fees to Los Angeles Unified
School District prior to the issuance of building permits.
Enforcement Agency:
Monitoring Agency:
and Safety
Monitoring
Monitoring
permit

Los Angeles Unified School District
City of Los Angeles Department of Building

Phase: Pre-Construction
Frequency:

Once prior to issuance of building

• Action Indicating Compliance
Issuance of building permit

with

Mitigation

Measure{s):

J.4 Public Services-Parks and Recreation
Mitigation Measure J-1: In consultation with the City of Los Angeles Department
of Recreation and Parks, the Applicant shall do one or more of the
following: (1) dedicate additional parkland to meet the requirements
of Los Angeles Municipal Code Section 17.12; (2) pay in-lieu fees for
any land dedication requirement shortfall; or (3) provide on-site
City of Los Angeles II Villaggio Toscano Project
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improvements equivalent in value to said in-lieu fees.
•

Enforcement
and Parks

Agency:

Los Angeles Department of Recreation

Monitoring

Agency:

Los Angeles Department of City Planning

Monitoring

Phase:

Monitoring

Frequency:

Pre-construction
,

•

:'

Once prior to certificate of occupancy

, • Action Indicating
Compliance
Certificate of occupancy

with

Mitigation

Measure(s}:

.I

J.S Public Services-Libraries
No Mitigation Measures are identified in the Environmental
environmental issue.

Impact Report for this

K. Transportation and Circulation
(a) Construction
Mitigation

Measure K-1: Prohibit parking along the west side of Sepulveda
Boulevard from the northern site boundary to Camarillo Street and
restripe to provide a southbound right-turn-only lane. For this shortterm condition, it is proposed that the restriping be limited to the
segment of Sepulveda Boulevard approximately from Camarillo
Street to La Maida Street, that the existing southbound left-turn lane
approaching Camarillo Street be temporarily reduced in width to
9 feet, and that the proposed southbound right-turn-only lane be
10 feet wide.
• Enforcement
Agency:
Transportation

City of Los Angeles

Department

of

• Monitoring
Agency:
City of Los Angeles Department of
Transportation; City of Los Angeles Department of Public Works,
Bureau of Engineering
•

Monitoring

Phase:

Construction

Monitoring

Frequency:

Once

• Action
Indicating
Compliance
with
Issuance of a Certificate of Occupancy
Mitigation

Mitigation

Measure(s):

Measure K~2: Whenever feasible during construction, sidewalk access
along Sepulveda Boulevard and Camarillo Street shall be provided
to maintain pedestrian access.

City of Los Angeles II Villaggio Toscano Project
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• Enforcement
Transportation;
of Engineering

Agency:
Los Angeles
Department
of
Los Angeles Department of Public Works, Bureau

Monitoring Agency: Los Angeles Department of Transportation;
Los Angeles Department of Public Works, Bureau of Engineering
Monitoring

Phase:

Construction

Monitoring

Frequency:

• Action Indicating
Compliance
Field inspection sign-off
Mitigation

,..,

Periodic field inspection
with

Mitigation

Measure(s):

Measure K·3: A Construction Management Plan or Worksite Traffic
Control Plan shall be prepared by the Applicant and approved by the
Department of Transportation and Department of Public Works and
shall contain, at minimum, the following:
•

The name and telephone number of a construction manager who
can be reached 24 hours a day;

•

An up-to-date list of local police, fire, and emergency response
organizations and procedures for the continuous coordination
of construction activity, potential delays, and any alerts related
to unanticipated road conditions or delays, with local police, fire,
and emergency response agencies. Coordination shall include
the assessment of any alternative access routes that might be
required through the proposed project area and maps showing
access to and within the area and to adjacent properties;
Procedures for the training of traffic safety personnel (flaggers) to
assist in emergency response; and

•

The location, times, and estimated duration of any roadway or
sidewalk closures, traffic detours, use of protective devices,
warning signs, and queuing areas.
Configure construction parking to minimize traffic interference;
Provide dedicated turn lanes for movement of construction trucks
and equipment, where space is available and would not result in
a safety concern for pedestrians and motorists; and

• Reroute construction trucks away from congested streets or
sensitive receptor areas, where the resultant trip length would not
substantially increase.
• Enforcement
Agency:
Transportation
o

City of Los Angeles

Department

of

Monitoring
Agency:
City of Los Angeles Department of
Transportation; City of Los Angeles Department of Public Works
Monitoring

Phase:

Construction

City of Los Angeles II Villaggio Toscano Project
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Monitoring

Frequency:

Periodic field inspection

• Action Indicating Compliance with Mitigation Measure(s):
Written verification from City of Los Angeles Department of
Transportation and City of Los Angeles Department of Public
Works
Mitigation Measure K-4: Flaggers shall be provided as necessary to minimize
impact to traffic flow and to ensure safe movement into and out of
.the project site.
• Enforcement Agency:
Transportation
• Monitoring Agency:
Transportation

City of Los Angeles Department of
City of Los Angeles Department of

Monitoring Phase: Construction
Monitoring Frequency:

Periodic field inspection

• Action Indicating Compliance with Mitigation Measure(s):
Quarterly compliance report submitted by project contractor
Mitigation Measure K-5: Heavy-duty construction trucks shall arrive at the site no
earlier than 7:00 A.M. and depart no later than 3:30 P.M.
• Enforcement Agency:
Building and Safety
Monitoring Agency:
and Safety

City of Los Angeles Department of

City of Los Angeles Department of Building

Monitoring

Phase: Construction

Monitoring

Frequency:

Periodic field inspection

• Action Indicating Compliance with Mitigation Measure{s):
Quarterly compliance certification report submitted by project
contractor
Mitigation Measure K-6: Construction vehicles shall not be permitted to queue
where they would interfere with traffic movement or block access to
adjacent businesses or residences.
• Enforcement Agency:
City of Los Angeles Department of
Transportation; City of Los Angeles Fire Department
• Monitoring Agency:
Transportation

City of Los Angeles

Monitoring

Phase: Construction

Monitoring

Frequency:

Department of

Periodic field inspection

• Action Indicating Compliance with Mitigation Measure{s):
Quarterly compliance certification report submitted by project
contractor.
City of Los Angeles II Villaggio Toscano Project
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Mitigation

Measure K-7: AII-construction-related vehicles shall be parked on-site
or in off-site parking facilities, pursuant to a Temporary Parking Plan.
On-street parking of construction-related vehicles shall be prohibited
on nearby local streets.
• Enforcement
Agency:
City of Los Angeles Department of
Transportation; City of Los Angeles Department of City Planning
• Monitoring
Agency:
City of los Angeles Department of
Transportation; City of Los Angeles Department of City Planning
•

Monitoring

Phase:

•

Monitoring

Frequency:

Construction
Periodic field inspection

• Action Indicating
Compliance
with Mitigation
Measure(s):
Statement of compliance from the Department of Transportation
or the Department of City Planning
Mitigation Measure(s):
Quarterly compliance certification report
submitted by project contractor
(b) Operation
Mitigation

Measure K-8: Camarillo Street and Sepulveda Boulevard: Dedicate an
additional 6 feet and widen by 4 feet along the north side of
Camarillo Street between Sepulveda Boulevard and the westerly site
boundary. In order to implement this measure, on-street parking
along both sides of this segment of Camarillo Street shall be
removed and this leg of the intersection shall be restriped to provide
an eastbound left-turn only lane, shared eastbound through and leftturn lane, and eastbound right-turn only lane. Modify the existing
traffic signal to install eastbound protected-permissive phasing. In
addition, on-street parking shall be removed during the A.M. peak
period (approximately 7;00 A.M. to 10:00 A..M.) along the west side of
Sepulveda Boulevard from the northerly slte boundary to Galleria
Gateway. The southbound approach shall be restriped to provide a
fourth southbound through lane from north of Camarillo Street to
north of Ventura Boulevard during the A.M. peak period.
• Enforcement
Agency:
Transportation

City of Los Angeles

Department

of

• Monitoring
Agency:
City of Los Angeles Department of
Transportation; City of Los Angeles Department of Public Works,
Bureau of Engineering

•

Monitoring

Phase:

Construction

Monitoring

Frequency:

Once after completion of construction

• Action Indicating
Compliance
with Mitigation
Measure(s):
Issuance of temporary or permanent Certificate of Occupancy
City of Los Angeles
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Mitigation

Measure K-9: Ventura Boulevardl405
Freeway
Southbound
OnRamp-Sherman
Oaks Avenue: Widen by 5 feet the south side of
Ventura Boulevard from Sherman Oaks Avenue to approximately
270 feet westerly, as measured from the centerline of Sherman Oak
Avenue.
Additionally, widen by 2 feet both sides of Ventura
Boulevard from US-101 Freeway eastbound off-ramp/l-405 Freeway
southbound on-ramp-Sherman
Oaks Avenue to approximately
230 feet easterly as measured from the centerllnes of the freeway
.rarnps and Sherman Oaks Avenue; and restripe to provide an
exclusive westbound right-turn-only lane at the intersection. Modify
the existing traffic Signal to accommodate restriping.
Enforcement
Agency:
Transportation

City of Los Angeles

Department

of

• Monitoring
Agency:
City of Los Angeles Department of
Transportation; City of Los Angeles Department of Public Works,
Bureau of Engineering
Monitoring

Phase:

Construction

Monitoring

Frequency:

Once after completion of construction

• Action Indicating
Compliance
with Mitigation
Measure(s):
Issuance of temporary or permanent Certificate of Occupancy
Mitigation

Measure K-10: Ventura Boulevard and Van Nuys Boulevard: Restripe to
add a second southbound left-turn lane at Ventura Boulevard. Modify
the existing traffic signal to install southbound protected left-turn
phasing.
• Enforcement
Agency:
Transportation
o

•

City of Los Angeles

Department

of

Monitoring
Agency:
City of Los Angeles Department of
Transportation; City of Los Angeles Department of Public Works,
Bureau of Engineering
Monitoring

Phase:

Construction

Monitoring

Frequency:

Once after completion of construction

• Action Indicating
Compliance
with Mitigation
Measure(s):
Issuance of temporary or permanent Certificate of Occupancy
Mitigation

Measure K-11: Ventura Boulevard and Beverly Glen Boulevard: Widen
by 3 feet the south side of Ventura Boulevard from Beverly Glen
Boulevard to approximately 160 feet westerly, as measured from the
centerline of Beverly Glen Boulevard. Restrict parking on south side
of Ventura Boulevard and restripe the eastbound approach to
provide an eastbound right-turn-only lane at Beverly Glen Boulevard.
• Enforcement
Agency:
Transportation
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• Monitoring
Agency:
City·· of Los Angeles Department of
Transportation; City of Los Angeles Department of Public Works,
Bureau of Engineering
Monitoring

Phase: Construction

Monitoring

Frequency:

Once after completion of construction

• Action Indicating Compliance with Mitigation Measure(s):
Issuance of temporary or permanent Certificate of Occupancy
Mitigation

Measure K~12: Ventura Boulevard and Sepulveda Boulevard: Convert
the southbound optional through-right-turn lane on Sepulveda
Boulevard at Ventura Boulevard to a through lane.
e

Enforcement Agency:
Transportation

City of Los Angeles Department of

• Monitoring
Agency:
City of Los Angeles Department of
Transportation; City of Los Angeles Department of Public Works,
Bureau of Engineering
Monitoring

Phase: Construction

Monitoring

Frequency:

Once after completion of construction

• Action Indicating Compliance with Mitigation Measure{s):
Issuance of temporary or permanent Certificate of Occupancy
Mitigation

Measure K-13: US-1ot Freeway Eastbound On-Ramp & Sepulveda
Boulevard:
Install a new traffic signal to control this intersection,
including southbound left-turn phasing and the ATSAC/ATCS
upgrade. This signal would provide improved capacity and reduce
conflicts between the southbound left-turning traffic accessing the onramp and the heavy northbound through traffic on Sepulveda
Boulevard."

• Enforcement Agency:
Transportation

City of Los Angeles Department of

• Monitoring
Agency:
City of Los Angeles Department of
Transportation; City of Los Angeles Department of Public Works,
Bureau of Engineering

•

Monitoring

Phase: Construction

Monitoring

Frequency:

Once after completion of construction

• Action Indicating Compliance with Mitigation Measure(s):
Issuance of temporary or permanent Certificate of Occupancy
Mitigation

3

Measure K-14: Ventura Boulevard & Hask_ellAvenue (North): Widen the
north side of Ventura Boulevard from the north leg of Haskell Avenue

Future traffic volumes at this intersection would satisfy the traffic volume criteria in the "Peak-Hour Traffic
Signal Warrant" assuming the southbound left-tum lane as the "Minor Street" and northbound Sepulveda
Boulevard as the "Major Street."

City of Los Angeles II Villaggio Toscano Project
SCH. No. 2004111068

/

March 2013
Page 22

/

IV. Mitigation Monitoring and Reporting Program

to approximately 190 feet easterly, as measured from the centerline
of that leg, and restripe to provide a westbound right-tum-only lane.
• Enforcement
Agency:
Transportation

City of Los Angeles

Department

of

• Monitoring
Agency:
City of Los Angeles Department of
Transportation; City of Los Angeles Department of Public Works,
Bureau of Engineering
Monitoring

Phase:

Monitoring

Frequency:

Construction
Once after completion of construction

• Action Indicating
Compliance
with Mitigation
Measure(s):
Issuance of temporary or permanent Certificate of Occupancy
Mitigation

Measure K-15: The project applicant will contribute $300,000 to a fund
for the identification
and implementation
of local parking,
transportation and circulation improvements in the following areas:
the area bounded clockwise by Haskell Avenue beginning at Valley
Vista Boulevard and extending northerly to SR-101 (on the west),
from that point extending easterly along SR-101 to 1-405, and from
that point extending northerly along 1-405 freeway to westernmost
prolongation of Magnolia Boulevard, and from that point extending
easterly on Magnolia Boulevard prolongation to Kester Avenue, and
from that point extending southerly along Kester Avenue to the
prolongation of Moorpark Street, from that point extending easterly
along the prolongation of Moorpark Street to Beverly Glen
Boulevard-Tyrone Avenue, from that point extending southerly along
Beverly Glen Boulevard-Tyrone Avenue to Dickens Street, from that
point extending westerly along Dickens Street to Kester Avenue,
from that point extending southerly along Kester Avenue to Valley
Vista Boulevard, and from that point extending westerly back to
Haskell Avenue. The $300,000 payment will be guaranteed through
cash, bond or irrevocable letter of credit, payable to DOT. The fund
will be used for measures that include but are not limited to parking
improvements intended to increase parking availability, reduce
search times and relieve traffic congestion; neighborhood traffic
calming; transit-related improvements and amenities; bicycle-related
improvements and amenities; pedestrian-related improvements and
amenities; and streetscape improvements and amenities .
• Enforcement
Transportation

/

Agency:

Los

Angeles

Department

of

Monitoring Agency: Los Angeles Department of Transportation;
Los Angeles Department of Public Works
•

Monitoring

Phase:

Construction (prior to occupancy)

•

Monitoring

Frequency:

City of Los Angeles II Villaggio Toscano Project
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• Action Indicating
Compliance
with Mitigation
Measure(s):
Issuance of temporary or permanent Certificate of Occupancy
Mitigation

Measure K-16: Bicycle rack parking that is secure, convenient, and
easily accessible, shall be added on-site and within the public right of
way with the approval of Bureau of Street Services, Department of
Public Works through their A Permit process. The copy of the
A Permit will be submitted to Department of Building and Safety prior
to approval of Certificate of Occupancy.
Bicycle parking spaces
shall be provided at the rate of two percent of the number of
automobile parking spaces required for non-residential uses.
e

•

Enforcement
Planning

Agency:

Los

Angeles

Department

of

City
/

Monitoring

Agency:

Monitoring

Phase:

Los Angeles Department of City Planning
Construction

Monitoring Frequency:
Once at issuance of first temporary or
permanent Certificate of Occupancy

• Action Indicating
Compliance
with Mitigation
Measure(s):
Issuance of temporary or permanent Certificate of Occupancy.

L.1 Utilities-Water Supply
Mitigation

Measure L-1: For the commercial uses on the project site, the
applicant shall (unless otherwise required and to the satisfaction of
the Department of Building and Safety):
•

Install high-efficiency toilets (maximum 1.28 gpf), inctuding dualflush water closets, and high-efficiency urinals (maximum
0.5 gpf), inctuding no-flush or waterless urinals, in all restrooms
as appropriate. Rebates may be offered through the Los Angeles
Department of Water and Power to offset portions of the costs of
these installations.

•

Install restroom faucets with a maximum flow rate of 1.5 gallons
per minute.
Enforcement Agency: Los Angeles Department of Building and
Safety; Los Angeles Department of Water and Power

•

Monitoring Agency:
Los Angeles Department of Building and
Safety; Los Angeles Department of Water and Power
Monitoring

•
e

Phase:

Construction

Monitoring Frequency:
Once at issuance of first temporary or
permanent Certificate of Occupancy
Action Indicating
Compliance
with Mitigation
Measure(s):
Issuance of temporary or permanent Certificate of Occupancy
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Mitigation

Measure L-2: Unless otherwise required, all restroom faucets for the
commercial uses on the project site shall be of a self-closing design,
to the satisfaction of the Department of Building and Safety.
Enforcement Agency: Los Angeles Department of Building and
Safety; Los Angeles Department of Water and Power
•

Monitoring Agency:
Los Angeles Department of Building and
Safety; Los Angeles Department of Water and Power
Monitoring

•

Phase:

Construction

Monitoring Frequency:
Once at issuance of first temporary or
permanent Certificate of Occupancy

• Action Indicating
Compliance
with Mitigation
Measure(s);
Issuance of temporary or permanent Certificate of Occupancy
Mitigation

Measure L-3: For the residential uses on the project site, the applicant
shall (unless otherwise required and to the satisfaction of the
Department of Building and Safety)
Install a demand (tankless or instantaneous) water heater system
sufficient to serve the anticipated needs of the dweUing(s).
•

Install no more than one showerhead per shower stall, having a
flow rate no greater than 2.0 gallons per minute.

• Install and utilize only high-efficiency clothes washers (water
factor of 6.0 or less) in the project, if proposed to be provided in
either individual units and/or in a common laundry room(s). If
such appliance is to be furnished by a tenant, this requirement
shall be incorporated into the lease agreement, and the applicant
shall be responsible for ensuring compliance. Rebates may be
offered through the Los Angeles Department of Water and Power
to offset portions of the costs of these installations .
• Install and utilize only high-efficiency,
Energy Star-rated
dishwashers in the project, if proposed to be provided. If such
appliance. is to be furnished by a tenant, this requirement shall be
incorporated into the lease agreement, and the applicant shall be
responsible for ensuring compliance.
• Enforcement
Agency:
City of Los Angeles Department of
Building and Safety; City of Los Angeles Department of Water
and Power
•

Monitoring Agency:
City of Los Angeles Department of Water
and Power; City of Los Angeles Department of Building and
Safety
Monitoring

•

Phase:

Construction

Monitoring Frequency:
Once at issuance of first temporary or
permanent Certificate of Occupancy
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• Action Indicating
Compliance
with Mitigation
Measure(s):
Issuance of temporary or permanent Certificate of Occupancy
Mitigation

Measure L-4: In addition to the requirements of the Landscape
Ordinance, the landscape plan for the proposed project shall
incorporate the following:
Weather-based irrigation controller with rain shutoff;
Matched precipitation (flow) rates for sprinkler heads;
Drip/microspray/subsurface

/

irrigation where appropriate;

Minimum irrigation system distribution uniformity of 75 percent;
•

Proper hydro-zoning, turf minimization and use of native/drought
tolerant plant materials;
Use of landscape contouring to minimize precipitation runoff; and

•

A separate water meter (or submeter), flow sensor, and master
valve shutoff shall be installed for irrigated landscape areas
totaling 5,000 square feet and greater, to the satisfaction of the
Department of Building and Safety.

• Enforcement
Agency:
City of Los Angeles Department of
Building and Safety; City of Los Angeles Department of Water
and Power
•

Monitoring Agency:
City of Los Angeles Department of Water
and Power; City of Los Angeles Department of Building and
Safety
Monitoring

•

Phase:

Construction

Monitoring Frequency:
Once at issuance of first temporary or
permanent Certificate of Occupancy

• Action Indicating
Compliance
with Mitigation
Measure(s):
Issuance of temporary or permanent Certificate of Occupancy
Mitigation

Measure L-S: Single-pass cooling equipment shall be strictly prohibited
from use. Prohibition of such equipment shall be indicated on the
building plans and incorporated into tenant lease agreements.
(Single-pass cooling refers to the use of potable water to extract heat
from process equipment; e.g., vacuum pump,ice
machines, by
passing the water through equipment and discharging the heated
water to the sanitary wastewater system.)
• Enforcement
Agency:
City of Los Angeles Department of
Building and Safety; City of Los Angeles Department of Water
and Power
•

Monitoring Agency:
City of Los Angeles Department of Water
and Power; City of Los Angeles Department of Building and
Safety
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•

Monitoring

Phase:

Construction

•

Monitoring Frequency:
Once at issuance of first temporary or
permanent Certificate of Occupancy

• .Actlon
Indicating
Compliance
with Mitigation
Measure(s):
Issuance of temporary or permanent Certificate of Occupancy
/

L.2 Utilities-Wastewater
No Mitigation Measures are identified in the Environmental
environmental issue.

Impact Report for this

L.3 Utilities-Solid Waste
(a) Construction
Mitigation

Measure L-6: The construction contractor shall only contract for waste
disposal services with a company that recycles demolition and
construction-related wastes. The contract specifying recycled waste
service shall be presented to the Department of Building and Safety
prior to approval of the demolition and bullding permits for the
proposed project.
Enforcement
Safety
•

Monitoring
Safety

Agency:
Agency:

Los Angeles Department of Building and
Los Angeles Department of Building and

Monitoring Phase: Pre-Construction (prior to commencement of
construction activities); Construction
•

Monitoring
permits

Frequency:

Once prior to issuance of demolition

• Action Indicating
Compliance
with Mitigation
Measure(s):
Submittal of copy of contract by project contractor; Issuance of
demolition permit
Mitigation

Measure L-7: To facilitate
on-site separation
and recycling of
demolition
and construction-related
wastes, the construction
contractor should provide temporary waste separation bins on-site
during demolition and construction of the proposed project.
Enforcement
Safety

Agency:

•

Monitoring
Safety

Agency:

•

Monitoring

Phase:

Los Angeles Department of Building and
Construction

City of Los Angeles II Villaggio Toscano Project
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Monitoring

Frequency:

Periodic field inspections

• Action Indicating Compliance
Field inspection sign-off

with

Mitigation

Measure{s):

(b) Operation
Mitigation Measure L-8: Recycling bins shall be provided at appropriate locations
on the project site to promote recycling of paper, metal, glass, and
.other recyclable materials.

/

• Enforcement
Agency:
Los Angeles Department of City
Planning, Los Angeles Department of Building and Safety
.I

Monitoring Agency: Los Angeles Department of City Planning,
Los Angeles Department of Building and Safety
• Monitoring Phase:
Pre-Construction;
issuance of Certificate of Occupancy)
Monitoring

Frequency:

Construction (prior to

Periodic field inspection

• Action Indicating Compliance
Field inspection sign-off

with

Mitigation

Measure(s):

Mitigation Measure L-9: All residential and commercial uses established within
the project site shall be permanently provided with clearly marked,
durable, source sorted recyclable bins at all times to facilitate the
separation and deposit of recyclable materials.
• Enforcement
Agency:
Los Angeles Department of City
Planning, Los Angeles Department of Building and Safety
•

Monitoring Agency: Los Angeles Department of City Planning,
Los Angeles Department of Building and Safety

• Monitoring
Phase:
Pre-Construction;
issuance of Certificate of Occupancy)
•

Monitoring Frequency:
field inspection

Construction (prior to

Once at plan approval; once at final

• Action Indicating Compliance with Mitigation
Plan approval; Field inspection sign-off and
Certificate of Occupancy

Measure(s):
issuance of

M. Cultural Resources
Mitigation Measure M-1: A qualified paleontologist shall be retained to perform
periodic inspections of excavation and grading activities of the
project site where the older Quaternary Alluvium would be disturbed.
The services of a qualified paleontologist shall be secured by
contacting the Natural History Museum of Los Angeles County. The
City of Los Angeles II Villaggio Toscano Project
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frequency of inspections will be based on consultation with the
paleontologist and will depend on the rate of excavation and grading
activities, the materials being excavated, and if found, the
abundance and type of fossils encountered. Monitoring shall consist
of visually inspecting fresh exposures of rock for larger fossil remains
and, where appropriate, collecting wet or dry screened sediment
samples of promising horizons for smaller fossil remains.
• Enforcement
Agency:
Los Angeles Department of
Planning; Los Angeles Department of Building and Safety
•

•

Monitoring
Safety

Agency:

Monitoring

Phase:

Los Angeles Department of Building and
Construction

Monitoring Frequency:
paleontologist

To be determined by consultation with

• Action Indicating
Compliance
with Mitigation
Written verification by qualified paleontologist
Mitigation

City

Measure(s):

Measure M-2: If a potential fossil is found, the paleontologist shall be
allowed to temporarily divert or redirect grading and excavation
activities in the area of the exposed fossil to facilitate evaluation and,
if necessary, salvage.
• Enforcement
Agency:
Los Angeles Department of
Planning; Los Angeles Department of Building and Safety
•

•

Monitoring
Safety

Agency:

Monitoring

Phase:

City

Los Angeles Department of Building and
Construction

Monitoring Frequency:
To be determined by consultation with
paleontologist if resource(s) are discovered

• Action Indicating
Compliance
with Mitigation
Measure(s):
If unanticipated discoveries are found, submittal of compliance
certification report by a qualified paleontologist
Mitigation

Measure M-3: At the paleontologist's discretion and to reduce any
construction delay, the grading and excavation contractor shall assist
in removing rock samples for initial processing.
• Enforcement
Agency:
Los Angeles Department of
Planning; Los Angeles Department of Building and Safety
•

•

Monitoring
Safety

Agency:

Monitoring

Phase:

City

Los Angeles Department of Building and
Construction

Monitoring Frequency:
To be determined by consultation with
paleontologist if resource(s) are discovered
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• Action Indicating
Compliance
with Mitigation
Measure(s):
If unanticipated discoveries are found, submittal of compliance
certification report by a qualified paleontologist
Mitigation

Measure M-4: Any fossils encountered and recovered shall be prepared
to the point of identification and catalogued before they are donated
to their final repository.
• Enforcement
Agency:
Los Angeles Department of
Planning; Los Angeles Department of Building and Safety
•

Monitoring

Agency:

Monitoring

Phase:

City

Los Angeles Department of City Planning
Construction

Monitoring Frequency:
Occupancy

Once prior to issuance of Certificate of

• Action Indicating
Compliance
with Mitigation
Measure(s):
If unanticipated discoveries are found, submittal of compliance
certification report by a qualified paleontologist
Mitigation

Measure M-5: Any fossils collected shall be donated to a public, nonprofit institution with a research interest in the materials, such as the
Natural History Museum of Los Angeles County. Accompanying
notes, maps, and photographs shall also be filed at the repository.
• Enforcement
Agency:
Los Angeles Department of City
Planning; Los Angeles Department of Building and Safety
•

•

Monitoring

Agency:

Los Angeles Department of City Planning

Monitoring

Phase:

Monitoring
Occupancy

Frequency:

Construction
Once prior to issuance of Certificate of

• Action Indicating
Compliance
with Mitigation
Measure(s):
If unanticipated discoveries are found, submittal of compliance
certification report by a qualified paleontologist
Mitigation

Measure M-6: If fossils are found, following the completion of the above
tasks, the paleontologist shall prepare a report summarizing the
results of the monitoring and salvaging efforts, the methodology
used in these efforts, as well as a description of the fossils collected
and their significance. The report shall be submitted by the applicant
to the lead agency, the Natural History Museum of Los Angeles
County, and representatives of other appropriate or concerned
agencies to signify the satisfactory completion of the project and
required mitigation measures.
• Enforcement
Agency:
Los Angeles Department of City
Planning; City of Los Angeles Department of Building and Safety
Monitoring

Agency:

Los Angeles Department of City Planning
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•

Monitoring Phase: Construction

•

Monitoring Frequency:
Occupancy

Once prior to issuance of Certificate of

• Action Indicating Compliance with Mitigation Measure(s):
If unanticipated discoveries are found, submittal of compliance
certification report and report(s) on archaeological findings by a
qualified archaeologist

IV-
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DEPARTMENT

City Planning Commission
Date:
Time:
Place:

OF CITY PLANNING

ITEM 6

April 25,2013
8:30 a.m.
Van Nuys City Hall Council Chamber, 2nd floor
14410 Sylvan Street
Van Nuys, CA 91401

Public Hearing;
Appeal Status:
Expiration Date:
Multiple Approval:

February 19, 2013
Appealable to City Council
April 25, 2013

N/A

Case No.:

CPC-2010-3152-ZC-HDSPE-SPP-SPR-CUB
ENV-2004-6000-EIR
VIT-61216 (Appeal)

CEQA No.:
Incidental Cases:
/
Related Cases:
N/A
Council No.:
4
Plan Area:
, Sherman Oaks-Studio City-

Specific Plan:
Certified NC:
GPLU:

Zone:

Applicant:
Representative:
PROJECT
LOCATION:

Toluca l.ake-Cahuenqa
Pass
Ventura/Cahuenga
Boulevard Corridor
Sherman Oaks
Regional Commercial
(Q)CR-1 L, (Q)P-1 L, R3-1 L,
R1-1 (Proposed - (T)(Q)C220)
M. David Paul & Associates
Craig Lawson & CO., LLC

4827 Sepulveda Boulevard

PROPOSED
PROJECT:

The construction of a new mixed-use project including 399 residential units and 52,000 square feet of
retail space on a mostly vacant 4.5 acre property. The project would range in height from 45 to a
maximum height of 100 feet and include approximately 582,359 square feet of floor area and an
approximate 13,000 square-foot plaza with public access. A total of 1,206 parking spaces would be
provided (798 resldential. 200 guest, 208 commercial parking spaces).

REQUESTED
ACTIONS:

1) Pursuant to Section 21082.1{c) of the Public Resources Code, Certification of the Environmental
Impact Report and the adoption of findings and Statement of Overriding Considerations of the
envIronmental evaluation provided in the Environmental Impact Report.
2)

Pursuant to Sections 12.32 F and Q, of the Los Angeles Municipal Code (L.AM.C.), a Vesting
Zone and Height District change from the (Q)CR-1L, (Q)P-1L, R3-1L and R1-1L Zones to the
(T)(Q)C2-2D Zone (Height District 20).

3) Pursuant to Section 11.S.7.F of the L.A.M.C, the Applicant requests the following Exceptions from
the Ventura-Cahuenga Boulevard Corridor Specific Plan:
a)

Section 6.B.4 restricts the floor area of a project to 1.5 to 1. The project requests a proposed
floor area ratio of 2.75 to 1.

b)

Section 7.A.2.a prohibits front yard setbacks in excess of 10 feet. The Applicant is requesting
to exceed the front yard setback by 59 feet for approximately 137 lineal feet of the project's
approximate 461 lineal-foot Sepulveda Boulevard frontage to accommodate portions of an
approximate 13,000 square-foot public plaza, which is approximately
69 feet deep and
approximately 137 feet wide.

c)

Section 7.B.1 restricts the maximum lot coverage
maximum lot coverage of 78.5% at grade.

to 75%.

The Applicant

is requesting

CPC-201 0-3152-ZC-H
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d)

2

Section 7.E.1.b.4 limits the building heights in this sub-area to 75 feet. The Applicant
requesting a maximum building height of- 100 feet over approximately 32% of the site.

is

4)

Pursuant to Section 11.5.7 C of the L.A.M.C., the.Applicant requests that the Director of Planning
approve the project for compliance' with' the VenturalCahuenga
Boulevard Corridor Specific Plan
with the exceptions identified above:
.

5)

Pursuant to L.A.M.C. Section 12.24 W 1, the Applicant requests permission to sell a full line 16f
alcoholic beverages for off-site consumption in conjunction with a retail grocery store.

6)

Pursuant to L.A.M.C. Section
Site Plan Review findings.

7)

RECOMMENDED

'Page

16.05, the Applicant

requests that the decision-maker

make the

That the Appeal of Vesting Tentative Tract Map 61216 be denied in whole.

ACTIONS:

1.

Pursuant to Section 21082.1(c) of the Public Resources Code (California Environmental Quality Act), Certify the
Envirqnmental Impact Report and Adopt the Findings and Statements of Overriding Considerations as provided in
the environmental evaluation of the Environmental Impact Report.

2.

Recommend that the City Council Adopt a Vesting Zone Change from the (Q)CR-1L,
1 Zones, to the (T)(Q)C2 Zone, with a residential density limited to 325 units.

3.

Recommend that the City Council Approve a Height District chanqe from Height District 1L, to Height District 20
with "D" limitations to Floor Area and Height as prescribed under the Specific Plan Exceptions grant.

4.

Approve

5.

Approve the requested Conditional Use Permit for a full-line of alcoholic beverages
conjunction with the operation of a grocery market.

6.

Recommend

(Q)P-1L,

R3-1L, and R1-

the requested Site Plan Review.

that the determinations

for off-site consumption

in

for the requested Specific Plan Exceptions be made as follows:

• Deny a Floor Area Ratio of 2.75:1 and Approve

a Floor Area Ratio of 2.25:1;

• Approve a front yard setback of 59 feet for approximately 137 lineal feet of the project's approximate 461' linealfoot Sepulveda Boulevard frontage to accommodate portions of an approximate 13,000 square-foot public plaza,
which is 69 feet deep and approximately 137 feet wide;
• Approve

a maximum lot coverage of 78.5% at grade;

• Deny a height of 100 feet and Approve

a height of 82 feet.

7.

Pursuant to Section 11..5.7~C of the Los Angeles Municipal Code, Approve
exception grants;

a Project Permit based on the above

8.

Recommend
that the Appeal of Vesting Tentative Tract Map No. VTT-61216 be Denied in whole, and that the
entire decision of the Deputy Advisory Agency approval be Sustained, except where modifications to the project
have been made herein;

9.

Recommend
that the applicant be advised that time limits for effectuation of a zone in the 'T Tentative
classification or "Q" Qualified classification are specified in Section 12.32.G of the L.A.M.C. Conditions must be
satisfied prior to the issuance of building permits and, that the "T" Tentative classification be removed in the manner
indicated on the attached page.
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10.

Adopt Attached Findings;

11.

Advise the applicant that pursuant to State Fish and Game Code Section 711.4, a Fish and Game Fee and/or
Certificate of Fee Exemption may be required to be submitted to the County Clerk prior to or concurrent with the
Environmental Notice of Determination ("NOD") filing.

/
MICHAEL J. LOGRANDE
Director of Planning
.I

<aoo:JtlrSb-Oli?troh.QlQ
Lisa M. Webber, AICP
Deputy Director

iYv

~J(Ll.JVic)

-ti=Bong&lQ 'ftr0

Daniel Scott
Principal City Planner
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PROJECT ANALYSIS
Background

Project
The proposed project involves the construction of a 582,359 square-foot mixed-use project
having a post-dedicated floor area ratio of 2.75:1 on a 219,778 net square-foot lot. Of this
amount, 530,359 square feet (91%), is devoted to 399 residential units and common areas,
while approximately 9% (52,000 square feet) is set aside for commercial uses. Residential units
will be comprised of a mix of 202 studio and one-bedroom units, 177 two-bedroom units and 20
townhouse units. Each unit will have private balconies.
A 45,000 square-foot specialty market is proposed as a tenant of the largest commercial space,
while 7,000 square feet is being divided between small neighborhood-serving uses, including
two community rooms. The project proposes to reach a maximum height of 100 feet over 32%
of the property, ranging from 4 to 8 stories. The height of the building is stepped-back from the
Sepulveda Boulevard frontage to minimize its appearance from the perspective of the
residential uses located east of Sepulveda Boulevard.
The applicant's explanation for the increased height is due to the existing, adjacent 26-foot tall
CalTrans sound-wall that wraps around the site along the westerly and northerly boundaries of
the site. The desire of the project is to provide as much light and airspace for the residential
units as possible. Aside from the views of the 405 and 101 Freeways, views along the northerly
and westerly portions of the site would include unobstructed views of the entire westerly and
northerly portions of the San Fernando Valley, including the Sepulveda Basin. Such views can
be considered to be a significant amenity for the residential units.
The project would employ air filtration systems having a Minimum Efficiency Reporting Value
("MERV") rating of 16. Additionally, a two-foot wide planting strip within the CalTrans retaining
wall area along the entire northerly and westerly portions of the site will be landscaped with
Cupressus Sempervirens trees and Bougainvillea and Distictis vines to maximize passive
filtration of particulate air contaminants. This landscaping will also provide screening of the
CalTrans soundwall.
Windows located above the fourth story and facing the freeway would be comprised of nonoperable windows (Fire Department requires at least one operable window in bedrooms for the
first four-stories). All units will include double-pane windows and also will be acoustically
engineered to provide adequate sound insulation to meet the acceptable interior noise level of
45dBA(CNEL).

A total of 1,206 parking spaces would be provided in a podium and two subterranean garage
levels. The proposed number of parking spaces for residential uses is consistent with the
Advisory Agency Parking Policy (Policy No. M 2000-1), which requires 2.25 to 2.5 spaces per
dwelling unit for condominium development.
The project proposes 399 long-term and 40 short-term bicycle racks for the residential uses.
Retail uses will include 26 long-term and 26 short-term bicycle racks resulting in a grand total of
491 bicycle racks for the project. The location of the long-term bicycle racks are in the parking
garages on levels P1 and P2. The applicant has indicated that short-term racks will be placed
in areas close to the pedestrian access points and near or in the plaza area.

t
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Retail Floor Area

Residential
Floor Area

Dwelling
Units

Height

Parking
Spaces

52,000 sf

530,359 sf

399

100 feet

1,206
(vehicles)
491
(bicycles)

Zone-Height

District

C2-2D

/
The project proposes, 93,500 square feet of public and private open space. This open space
includes an approximate 13,000 square-foot public plaza and other pedestrian oriented
improvements planned for the Sepulveda Boulevard frontage. Approximately 63,500 square feet
of common open space will be devoted within the podium level for the project's residents.
Residential open space amenities will include a pool, bocce court and specialized gardens.
According to the applicant, these specialized gardens may incfude an herb garden, Italian
orchard, exotic grey leaf lotus land garden, and maze, interwoven with the residential units. The
residential structures will rise from the podium level, arranged around a central park with three
finger-shaped
open spaces connecting to the central park and connecting to Sepulveda
Boulevard and Camarillo Street. The majority of landscaping is located within the interior
portions of the project.

Exterior Common Area

61,500

Public Plaza

13,000

Residential Use Open Space

2,000

..-.-------.---Balconies (Limit 50 sf per balcony)

.... ---.---~---~-.-

-I----c-==---- ....
-.-.----

17,000

The north elevation (abutting the 101 Freeway) includes the side yard area of the project
abutting the 101 Freeway transition lanes and the 26-foot tall CalTrans soundwall. This area
also includes the driveway/fire access entrance, loading docks and residential units located on
top of the podium level.
The east elevation (Sepulveda Boulevard frontage) includes the project's frontage, plaza area,
retail and market uses. Pedestrian connections are located along Sepulveda Boulevard via stair
access. Direct access into the market and retail uses is provided from the sidewalk areas along
Sepulveda Boulevard.
The south elevation (Camarillo Street) includes pedestrian access, residential drop-off area and
lobby, and vehicular access for the retail and residential components .. Included in this portion of
the site is a terraced stair garden. The pool area is located at the intersection of the south and
west elevations (rear corner) and includes a pool terrace with shrubs and vines.
The west elevation (abutting the 405 Freeway) is similar to the north elevation. Building heights
reach 100 feet" at this portion of the site.
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Access/Parking and Circulation - Vehicular access to the property is taken from Camarillo Street
and Sepulveda Boulevard via a driveway/fire access lane which runs from the northeast to the
southwest behind the structure.
Vehicular access is also located on Camarillo Street.
Residential parking would be provided at a ratio of 2.5 spaces per unit, consistent with the
Advisory Agency's Parking Policy. Separate access for retail and residential uses are employed
in the project's design in order to segregate the two parking areas and to prevent conflicts
between the two uses.
/

Sidewalks - The subject property is currently served by existing sidewalks along Sepulveda
Boulevard and Camarillo Street. These sidewalks are to be improved pursuant to Bureau of
Engineering Standards.
I

. Additionally, the project would be designed to achieve a silver rating under the U.S. Green
Building Council's Leadership in Energy and Environmental Design ("LEED") green building
program. To achieve the LEED silver rating, sustainability measures that address transportation,
water efficiency, and energy efficiency would be incorporated as part of the Project.
Urban Design Studio/Architectural

Review

The project was reviewed by the Urban Design Studio and the Professional Volunteer Program
("PVP"). The project's design employs concepts established by the Residential Citywide Design
Guidelines. The project includes building facade articulation, modulated roof, stepped-height,
and pedestrian oriented connections through-out the site. Open space and landscaped areas
are interconnected to the public plaza and courtyards with buildings placed around courtyard
areas accessible to all residents. The project includes a terraced stair garden, a spring garden,
central garden and French courtyard. Additionally, a succulent garden, herb garden, bocce
court and maze gardens are included in the design. A prominent stairway creates a visible
ground floor entry to the public plaza, including contrasting paving materials and landscaping.
Additional street-facing entries for the retail uses are located along the Sepulveda Boulevard
frontage.
Both long-term and short-term bicycle racks will be placed in appropriate areas
throughout the site.
Location/Site Attributes/Environmental
Location Sepulveda
serves as
the project

Setting

The subject property is located on the easterly side of
Boulevard (between the 405 Freeway and Sepulveda
the southerly boundary, while the 101 Freeway serves
site. Ventura Boulevard is located approximately 1,500

the 405 Freeway and west of
Boulevard). Camarillo Street
as the northerly boundary of
feet south of the project site.

Site Attributes - The property is an irregular-shaped parcel containing approximately 219,778
net square feet of land and is currently vacant, except for one caretakers unit (single-family
residence). The property was formerly occupied by a four-story commercial building and several
single-family residences and other structures. The commercial building was damaged by the
1994 Northridge earthquake and was demolished. The site is currently zoned P1-1L (17%), CR1L (19%), R3-1L (15%), and R1-1L (49%). The General, Community and Specific Plans
establish a Regional Commercial Land Use Designation for the site.
Environmental Setting - The area is urban and built-out, and void of SUbstantial environmental
resources such as protected tree species, native plan assemblages, significant wildlife, wildlife
corridors, etc. Further, the surrounding area is substantially developed with multi-story
commercial, multi-family and single-family land uses subject to the C2-2, R3-2, R4-2L, R1-1 L,
and PF-1XL Zones. There are three conspicuous and predominant buildings located south of
the subject property: the City National building (20 stories), the Comerica building (16 stories),
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and the Citybank building (13 stories), all of which exceed 100 feet in height. The Sherman
Oaks Galleria is also a predominant feature in the area.
Additionally, properties located east of the project site (across the street of Sepulveda
Boulevard) contain a number of multi-family zoned properties including several apartment
buildings ranging from Single-story to four stories. Farther east (approximately 250 feet from the
project site), are single-family zoned properties. Properties located south include the Sherman
Oaks Galleria, including a 6 level parking lot, a 4.5-story apartment complex, and a 2-story
motel.
Properties located west and north of the site are separated by the 405 and 101
Freeways. The area 'is served by several bus lines including the Metro Rapid Bus line, which
runs along Sepulveda and Ventura Boulevards having connections to the Metro Orange Line
and the Metro Redline.
Street Designations
Sepulveda Boulevard is a Major Highway and improved to a variable width of 100 to 150 feet.
Camarillo Street is a Local Street and is improved to a width of 60 feet.
La Maida Street is a Local Street to be vacated and merged into the project.
Peach Street is Local Street to be vacated and merged into the project.
Bureau of Engineering requires improvements to Sepulveda Boulevard and Camarillo Street.
The Bureau of Engineering will permit the merging of La Maida Street and Peach Avenue into
the subdivision of the property subject to the Bureau of Engineering's conditions and
req uirements.
General Plan
The project site is located in the Ventura/Cahuenga Boulevard Corridor Specific Plan and the
Sherman Oaks-Studio
City-Toluca
Lake-Cahuenga
Pass Community
Plan Area. The
Community Plan establishes a Land Use Designation of Regional Commercial for the site. The
Regional Commercial Land Use Designation establishes permitted land uses associated with
commercial and multi-family land uses subject to the Corresponding
CR, C1.5, C2, C4, RAS3,
RAS4, R4 and R5 Zones.
Chapter III (Land Use Policies And Programs) of the Sherman Oaks-Studio City-Toluca LakeCahuenga Pass Community Plan ("Plan"), establishes policies that describe the need and
desire to improve areas for mixed-use and residential uses. This includes locating residential
areas in close proximity to commercial corridors and transit lines. Additionally, Goal 1 of the
Plan also provides Objectives and Policies which are relevant to this case:
Goal 1 of the Plan encourages: "A SAFE, SECURE, AND HIGH QUALITY RESIDENTIAL
ENVIRONMENT
FOR ALL ECONOMIC,
AGE, AND ETHNIC SEGMENTS
OF THE
COMMUNITY"
The objective
•

of this goal reads:

Objective 1-1 - 'To provide for the preservation of existing housing and for the
development of new housing to meet the diverse economic and physical needs of the
existing residents and projected population of the Plan area to the year 2010."
The relevant
•

policies

of this objective

Policy 1-1.1 - "Designate
residential development."

specific

are:
lands to provide

for adequate

multi-family

,
;'
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This policy reflects the intent of the plan to allocate specific geographic areas for
residential development. The project site is designated for "Regional Commercial"
land uses which permit high density residential uses along with commercial and
mixed-use developments.
.
•

Policy 1-1.3 - "Protect existing stable single-family and low density residential
neighborhoods
from encroachment
by higher density residential and other
incompatible uses."
The Plan. Map identifies where only single-family residential development
is
permitted in this neighborhood.
The project does not propose to be located in an
area designated for single-family development. The project site is located in an area
designated for "Regional Commercial" Land uses which is buffered by less intensive /
multi-family land uses located east of Sepulveda Boulevard.
•

Policy 1-1.4 - "Protect the quality of the residential environment through attention to
the appearance of communities, including attention to building and site design."
The project incorporates Urban Design Concepts of the City's Urban Design
Guidelines by employing architectural embellishments and staggering the height of
the project towards less sensitive land uses (i.e., the 405 and 101 Freeways,
Sherman Oaks Galleria parking lot). The project also incorporates design concepts
consistent with the "Residential Citywide Design Guidelines for Mixed-Use Projects"
and provides access to the site consistent with the "Walkability Checklist" guidelines.

•

Policy 1-2 ..1- "Locate higher residential densities near commercial centers, rail
transit stations and major bus routes where public services facilities and topography
will accommodate development."
The project site is located near commercial centers and major bus routes. There is a
plethora of major commercial and retail uses located within the immediate vicinity.
The site is also located along major bus routes having connections to the Metro
Orange and Metro Red Lines. There are adequate public service facilities in the area
and the project site's topography can accommodate the proposed development.

There are also a number of other similar policies that are relevant to this project. This project
generally conforms to all other applicable policies established in the plan as prescribed in
Chapter III of the Sherman Oaks-Studio City-Toluca Lake-Cahuenga Pass Community Plan.
Specific Plan
The subject site is located in the Sherman Oaks Section (Map Index 9) of the
Ventura/Cahuenga Boulevard Corridor Specific Plan ("Plan"). Map 9 of the Plan identifies the
site for Regional Commercial Land Uses. The Plan defines the Regional Commercial Plan
Desiqnation as: "a land use designation in the Community Plan which is a focal point of
regional commerce, identity and activity and containing a diversity of uses, such as corporate
and professional offices, residential, retail commercial malls, government buildings, major health
facilities, major entertainment and cultural facilities and supporting services."
Corresponding Zones under the Regional Commercial designation are the same as defined
under the General Plan: CR, C 1.5, C2, C4, RAS3, RAS4, R4 and R5 Zones. The Specific Plan
establishes a height limit of 75 feet and restricts floor area to a ratio of 1.5: 1 for the site. A
project's height may be increased to 82 feet via a Project Permit Adjustment if the project meets
the definition of a Mixed-Use project as defined in the Specific Plan. Lot coverage is limited to
75 percent of-the project site.

;'
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Mixed Use - The Specific Plan defines a mixed-use project as having a combination of at least
25% of the project devoted to residential uses and at least 33% of the total project floor area
devoted to commercial uses. This specific definition of mixed-use exists to qualify those projects
which may be permitted to add additional floor area and height (up to 82 feet), based on the
geographic location within the Plan as prescribed under Sections 6-B and 7-E,2. However, the
Plan does not prohibit mixed-use projects that have different combinations or percentages of
mixed uses.
r

I

Ninety-one percent of the project is comprised of residential uses while 9 percent is devoted for
commercial uses. The 9 percent commercial use diminishes traffic generation rates significantly
compared to a project that would be comprised of 33 percent of commercial uses. A thorough
and comprehensive traffic study was prepared for, reviewed and approved by the Los Angeles
City Department of Transportation and disclosed in the IL Villaggio Toscano Environmental/
Impact Report and subsequent response to comments.
.
The following table provides a comparison between the proposed project, a project in
compliance with a 100 percent commercial use under the Specific Plan (i.e., C2 Zoning), and a
project in compliance with the Specific Plan's definition of a mixed-use project:
Use

Lot Area and Floor Area

Proposed Project
91 % residential
9% Commercial

Lot area 219,778 or 5.05 acres
Floor Area of 52,000 square feet of retail (45,000 sf
grocery store & 7,000 sf specialty retail) and 399
residential apt units

Shopping Center

Lot area

=

Floor

= 219,778 or 5.05 acres
area = 333,000 for an FAR of 1.5 t01

Trips
Generated
5,057 net
daily trips
- 266 AM peakhour trips
- 480 PM peakhour trips
11,205 net daily
trips
- 409 AM.
peak-hour trips
- 876 P.M.
peak-hour trips

Mixed Use as defined
in the Specific Plan Minimum 33%
commercial Floor
Area

Lot area

= 219,778

or 5.05 acres

Floor Area= 116,000 square feet of retail (45,000 sf
grocery store & 71,000 sf retail) and 216 residential
apt units for an FAR of 1.5 to 1

6,045 net daily
trips
- 203 AM peakhour trips
- 601 PM peakhour trips

It should be noted that an all residential alternative having a density of 500 units would have the
least amount of traffic impacts. This alternative, which is consistent with C2(R4) Zoning, and
consistent with surrounding multi-family zoned properties, would generate 3,094 daily trips, or
1,963 fewer trips than the project. For a more detailed discussion of environmental impacts
regarding alternatives, please see the Alternatives Section of the IL Villaggio Toscano Project
EIR.
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Zoning
Existing Zoning: The project site is currently zoned CR, R3, P, and R1. The CR Zone allows for
commercial development and R4 residential uses. The R3 Zone allows multi-family housing
while the R 1 Zone permits single-family housing. The CR and R3 Zones are Corresponding
Zones under the Regional Commercial Land Use Designation. The R 1 Zone is not a
Corresponding Zone under the Regional Commercial desgination.
The CR Zone comprises approximately 19 percent of the subject site or 36,724 square feet of
land area. The R3 Zone comprises approximately 15 percent of the site or 28,736 square feet
of land area, while the R1 Zone comprises approximately 49 percent or 96,333 square feet of
land area for the project site. Pursuant to Section 12.21.1-A5, "where a lot in a P Zone is also
classified in an A or R Zone, such lot may be used either for any purpose permitted in such A or
R Zone, but in no event for both purposes." In this case, the P Zoned area of the lot may be
developed in accordance with R3 development standards based on the underlying Regional
Commercial Plan Designation. Therefore, based on the abovementioned areas for each zone,
the project site could accommodate approximately 222 residential units. The CR zoned portion
of the site would allow 55,086 square feet of mixed-use with 91 residential units.
The following table illustrates the floor area and maximum number of units permitted for each
zone based on gross area.

Commercial
Multi-Family
Mixed-Use
Multi-Famil
S_ingle-Family
Parkin

CR

36,724

55,086

91

28,736
96,333
62.,375

43,104
144,499
93,562

35
19
77

--=-7C=:-~

Proposed Zoning: Section 12.14 of the Los Angeles Municipal Code ("LAMe") establishes the
development standards of the C2 Zone and other standards for commercial development,
including residential uses allowed under the R4 Zone (apartment buildings, multiple dwellings,
condominium buildings).
There are no minimum lot area requirements in the C2 Zone. However, when residential uses
are proposed, the minimum lot area required is 5,000 square feet per lot and 400 square feet of
lot area per dwelling unit.
The Specific Plan and the Height District 1L allows a maximum
12.21.1 LAMC) and a Floor Area Ratio ("FAR") of 1.5:1.

height of 75 feet (Section

Below is a listing of the required or allowed components relative to what is being proposed:
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Floor Area
Hei ht
Use

12.21.1 (1 L)
12.21.1 1L
12.14

Open S ace
No. Residential
Units
Parking

=
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=

12.21-G
12.11-C

1.5: 1 333,000 sf
75 feet
Commercial and Multifamil Residential
45,825 sf
549 (219,778/400 sf )

2.75:1
582,359 sf
100 feet
Commercial Uses and
Multi-famil Residential
93,500 sf
399 units

Advisory
Agency Policy

998 Residential Spaces
(2.5 spaces per units)

998 Residential spaces
208 Commercial
Total 1,206

12.21

208 Commercial spaces
(1 per 250 sf of retail)
Total 1,206

As provided in the table above, the project proposes an increase in allowed floor area from 1.5:1
to 2.75:1, which results in a net increase of 249,359 square-feet of floor area and a net increase
in height of 25 feet. However, the proposed land uses, residential density, open space and the
amount of parking are consistent with the Specific Plan and the Los Angeles Municipal Code.
Vesting Tentative

Tract Map/Advisory

Agency

Determination

Pursuant to L.A.M.C. Section 17.01, the Applicant requested an approval of a Vesting
Tentative Tract Map (Map No. VTT-61216) to merge the subject site into a single ground-lot,
with nine airspace lots. The subdivision would include the vacating of La Maida Street and
Peach Avenue. The applicant also requested that Sepulveda Boulevard be designated as the
front yard. The Advisory Agency granted the request on March 29, 2013. An appeal was filed
on April 5, 2013 (See Appeal Section)

ENVIRONMENTAL

IMPACT REPORT

The Department of City Planning,. acting as Lead Agency, determined that an Environmental
Impact Report ("EIR"), in accordance with State California Environmental Quality Act ("CEQA")
Guidelines Section 15081, would be the appropriate level of review under CEQA for the
proposed project. The IL Villaggio Toscano Environmental Impact Report (EIR) was prepared
by Matrix Environmental for the City of Los Angeles.
The Department of City Planning issued Environmental Impact Report No. ENV-2004-6000-EIR
(State Clearinghouse No. 2004111068), consisting of the Draft EIR dated December 2010, as
well as .the Final EIR dated January 2013. Additional Response to Comments were issued in
March 2013 to provide additional clarifications and responses to comments received after the
release of the FEIR and up to February 19, 2013.
Impact categories found to be significant requiring mitigation measure to reduce impacts to less
than significant levels include: Air Quality, Biology, Cultural, Geology and Soils, Hydrology and
Water Quality, Noise, Public Services, Transportation,
Water Supply, and Solid Waste.
Additionally, a Health Risk Assessment study was performed and provided in the Environmental
Impact Report.

/

.,"'

CPC-201 0-3152-ZC-HD-SPE-SPR-SPP-CUBNTT

-61216

A-9

Impact categories found to significant and unavoidable include: Air Quality (Construction),
Noise (Construction),
and Transportation
(Operation and Cumulative Impacts to Study
Intersections).
Alternatives evaluated in the Environmental Impact Report include: the No Project Alternative,
Development in Accordance with Existing Plans/Regional Commercial Use Alternative, an All
Residential Alternative, and the Alternative Site Alternative.
I

;

A number of comments were received and responded to in the Final Environmental Impact
Report and subsequent Supplemental
Responses to Comments. Please· refer to the
Environmental Impact Report (DEIR and FEIR), Supplemental Response to Comments, and
CEQA Findings for comprehensive discussions and evaluations of impacts.
TRACT APPEAL
The Vesting Tentative Tract was appealed on April 5, 2013. The appellant maintains that the
Findings cannot be made for the tract decision. The appellant states that:
. 1)

"The Vesting Tentative Tract Map does not conform to and is not consistent with the
General Plan, as required by the Los Angeles Municipal Code and Subdivision Map Act;"

2)

"The Vesting Tentative Tract Map does not conform to and is not consistent with design
related policies of the Ventura-Cahuenga Boulevard Corridor Specific Plan;"

3)

'The Vesting Tentative Tract Map does not conform to and is not consistent with the
residential and commercial goals and objectives of the Sherman Oaks-Studio CityToluca Lake-Cahuenga Pass Community Plan;"

4)

"The Project Site is not physically suitable for the proposed density of development,
given the significant and unmitigable adverse impacts to circulation and parking; and"

5)

"The Design and the subdivision or the type of improvements
public health problems."

Planning
1)

Staff Response to the above numbered

is likely to cause serious

items:

The Map does conform to and is consistent with the General Plan as required by the Los
Angeles Municipal Code and Subdivision Map Act.
This Finding is clearly made in the Tract decision and is based on facts.
States:

The Finding

"Section 66411 of the Subdivision Map Act (Map Act) establishes that local
agencies regulate and control the design of subdivisions. Chapter 2, Article I of
the Map Act establishes the general provisions for tentative, final and parcel
maps.
Section 17.06-8 of the Los Angeles Municipal Code establishes the "Map
Requirement," and provides that the map be prepared by, or under the direction
of a licensed land surveyor or registered civil engineer. The map must be drawn
to an engineer's scale of not less than one inch equaling 200 feet. The map must
also contain information
relative to the tract number, legal description,
subdivider/ownership information, north point, engineering scale, date and area,
. widths and locations of easements, approximate grades of existing and proposed

.I
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adjacent

to the property,
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and other

required

Section 17.15-8,1
establishes that vesting maps provide the "plan of building
envelope shall be submitted, showing the height. size, number of units and
approximate location of buildings, driveways and any proposed exterior garden
walls."
I

Section 17.15 D,1 states - "Whenever a subdivider files a vesting tentative map
for a subdivision whose intended development is inconsistent with the zoning
ordinance in existence at that time, that inconsistency shall be noted on the map.
The City may deny such a vesting tentative map or approve it conditioned on the
subdivider, or his or her designee, obtaining the necessary change in the zoning
ordinance to eliminate the inconsistency."

i

In consideration of the requirements
stated above, the proposed Vesting
Tentative Map was prepared by a Registered Professional Engineer (Melvin L.
Sukow R.P.E., License No. C022673), and provides a scale of 1"=30' and
includes north arrow, legend, label, ownership/subdivider
information, date,
notes, tract number, existing and proposed zoning information and legal
description. The map also shows streets, streets to be vacated, highways, and
approximate grades and elevations among other pertinent information.
The
Vesting map provides the building envelope, height, number of units, and
approximate location of buildings and driveways.
The map also illustrates and provides data pertinent to the
change by showing existing zoning and the proposed zone
proposed uses as described in the entitlements requested. The
are consistent with the applicable Regional Commercial Plan
described by the General, Community and Specific Plans.

proposed zone
along with the
proposed uses
designation as

Recordation of the map is contingent upon the review and approval of the
associated entitlements to be considered by the City Planning Commission.
Therefore, the "map" is consistent with applicable regulations of the Subdivision
Map Act and the Los Angeles Municipal Code."

The appellant fails to provide how the map does not conform to the General Plan,
despite the fact that the Map is subject to the General Plan Land Use Designation of
Regional Commercial, which as stated in. the General, Community and Specific Plans,
permits mixed-use projects of the type proposed. Further, this particular Finding is
relevant to the Map itself and how the Map complies with the General Plan. The General
Plan does not explicitly address how Tract Maps may conform to the General Plan.
Rather, the General Plan establishes Land Use Designations with Corresponding Zones.
Those Land Use Designations and Zones establish development standards. The Los
Angles Municipal Code further establishes the standards for the preparation of Tentative
Maps as stated in the Finding. Therefore, the appellant has not provided any details
regarding how the Map itself is not in conformance with the General Plan/Specific Plan.
2)

'The Vesting Tentative Tract Map does conform to and is consistent with design related
policies of the Ventura-Cahuenga Boulevard Corridor Specific Plan;"
The relevant Finding is:
"THE DESIGN AND IMPROVEMENT
OF THE PROPOSED
SUBDIVISION
CONSISTENT WITH APPLICABLE GENERAL AND SPECIFIC PLANS."

ARE
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The Finding made by the Advisory Agency is clear and provides the definition of design
as provided by the Subdivision Map Act and the Los Angeles Municipal Code:
"Section 66418 of the Subdivision Map Act defines the term "design" as follows:
"Design" means: (1) street alignments, grades and widths; (2) drainage and sanitary
facilities and utilities, including alignments and grades thereof; (3) location and size of
all required easements and rights-of-way; (4) fire roads and firebreaks; (5) lot size and
configuration; (6) traffic access; (7) grading; (8) land to be dedicated for park or
recreational purposes; and (9) such other specitic physical requirements in the plan
and configuration of the entire subdivision as may be necessary to ensure consistency
with, or implementation of, the general plan or any applicable specific plan. And,
Section 66427 of the Subdivision Map Act expressly states that the "Design and
location of buildings are not part of the map review process for condominium,
community apartment or stock cooperative projects."
Section 17.05-C of the Los Angeles Municipal Code enumerates design
standards for Subdivisions and requires that each Tentative Map be designed in
conformance with the Street Design Standards and in conformance to the
General Plan. Section 17.05-C, third paragraph, further establishes that density
calculations include the areas for residential use and areas designated for public
uses, except for land set aside for street purposes ("net area").
The desiqn and layout of the map is consistent with the design standards
established by the Subdivision Map Act and Division of Land Regulations of the
Los Angeles
Municipal
Code. Several
public agencies
(including
Fire
Department, Department of Building and Safety, Bureau of Engineering, and
Bureau of Sanitation) have reviewed the map and found the subdivision design
satisfactory and have imposed improvement requirements and/or conditions of
approval. Sewers are available and have been inspected and deemed adequate
in accommodating the proposed project's sewerage needs. The subdivision will
be required to comply with all regulations pertaining to grading, building permits,
and street improvement permit requirements. Conditions of Approval for the
design and improvement of the subdivision are required to be performed prior to
the recordation of the tentative map, building permit, grading permit, or certificate
of occupancy.
The Adopted Community and Specific Plan designates the property for Regional
Commercial land uses. The Regional Commercial Land Use Designation,
including the proposed corresponding C2 Zone (R4), permit commercial, mixeduse and condominium development subject to a minimum lot area of 5,000
square feet, and a maximum density of 400 square feet of lot area per dwelling
unit. The project provides lot areas greater than the minimum, and provides a
residential density less than the maximum allowed. Therefore, as conditioned,
the design and improvement of the proposed subdivision is consistent with the
intent and purpose of the applicable General and Specific Plans."

The appellant has failed to provide a SUbstantial argument that this finding cannot be
made based on the definitions provided by the Subdivision Map Act or the Los Angeles
Municipal Code. Further, the design of the subdivision is consistent with the Standards
established by the General Plan Designation of Regional Commercial and the C2 Zone.
All necessary improvements relative to "design" have been established in the Vesting
Tract Map decision.
3)

The Vesting Tentative Tract Map does conform to and is consistent with the residential
and commercial goals and objectives of the Sherman Oaks-Studio City-Toluca LakeCahuenga Pass Community Plan.

/
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It is not clear why the appellant believes that the Map does not conform to the above
stated goals of the Community Plan. The Community Plan clearly states that the project
site is subject to the Regional Commercial Land Use Designation and subject to the
Corresponding Zones of CR, C1.2, C2, C4, RAS3, RAS4, R4 and RS Zones. The project
proposes a C2 Zone, which is in conformance with the Community Pian's Regional
Commercial Designation.
Parcels improved adjacent/south of the site are similarly
zoned and are subject to the same land use designation. The proposed density is
consistent with the residential densities allowed under the C2 Zone (R4).
4)

The Project Site is physically suitable for the proposed density of development.
The Finding under the Advisory Agency determination states:
"THE SITE IS PHYSICALLY
SUITABLE FOR THE PROPOSED DENSITY OF
DEVELOPMENT.
This finding is relevant with regards to whether or not the project site itself is suitable for
the proposed density. The appellant suggests that significant and unavoidable impacts
will occur on the project site due to circulation and parking, but fails to provide how this is
relevant to the Finding itself. The appellant did not provide "why" the site is not physically
suitable for the density. The Finding of the Advisory Agency States:
to

"The proposed density is anticipated by the General and Specific Plans due to the
Plan's Regional Commercial designation of the site. The proposed corresponding C2
Zone is consistent with the Regional Commercial Plan Designation.
The subject site is of the size and shape suitable for the proposed density. The site
contains 21 g, 778 net square feet of land which allows a maximum density of 545
dwelling units. The subject site is a relatively flat, in-fill lot, in a substantially developed
urban area with adequate infrastructure.
Other developments in the area have been
improved with densities consistent with the underlying square-footage of the land they
occupy. There have been no observed issues relative to suitability on lots with similar
improvements in the area.
The environmental review conducted by the Department of City Planning (Case No.
ENV-2004-6000-EIR;
SCH No. 2004111068),
established
that the physical
characteristics of the site and surrounding area is generally consistent with existing
development and urban character of the surrounding community. The site is not
subject to the Specific Plan for the Management of Flood Hazards (floodways,
floodplains, mud prone areas, coastal high-hazard and flood-related erosion hazard
areas). The environmental review for the project contained expansive analyses and
detailed data supporting the conclusions
and proposed mitigation measures.
Thorough CEQA Findings have been made herein. Therefore, the project site is
physically suitable for the proposed density of development."

5)

The Design of the subdivision or the type of improvements
public health problems.

is not likely to cause serious

The relevant Finding is:
"THE DESIGN OF THE SUBDIVISION AND THE PROPOSED IMPHOVEMENTS
NOT LIKELY TO CAUSE SERIOUS PUBLIC HEALTH PROBLEMS."
The Advisory Agency Finding states"
"The' proposed subdivision and subsequent
improvements
are subject to the
provisions of the Los Angeles Municipal Code (e.g., the Fire Code, Planning and

ARE
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Code, Health and Safety Code) and the Building Code. Other health and
related requirements as mandated by law would apply where applicable to
the public health and welfare (e.g., asbestos abatement, seismic safety, flood
management).

The project is not located over a hazardous materials site, flood hazard area and is
not located on unsuitable soil conditions. The project would not place any occupants
or residents near a hazardous materials site or involve the use or transport of
hazardous materials or substances.
The development would be connected to the City's sanitary sewer system, where
collected sewage is directed to sewer treatment plants, which have been upgraded to
meet Statewide
Ocean
Discharge
Standards.
Additionally,
an environment
assessment consistent with the requirements of the California Environmental Quality
Act (CEQA) was prepared for the proposed project, which indicates that no adverse
impacts to the public health or safety would occur as a result of the design and
improvement of the site. Therefore, the design of the subdivision and the proposed
improvements are not likely to cause serious public health problems. Also see CEQA
Findings."

Again, the appellant has failed to provide how the project would cause a public
health problem relevant to the design and proposed improvements of the site
relative to the Map approval. There are no specific arguments that have not
already been addressed in the Environmental Impact Report, relative to this
Finding. Responses have been provided in detail in the Environmental Impact
Report and Supplemental Response to Comments that discuss human health.

/
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PUBLIC COMMUNICATI ONS/RECOMM EN DATION
PUBLIC COMMUNICATIONS

Public Hearing: A Public Hearing was held by the Hearing Officer and the Advisory Agency on
I

February 19, 2013 at the Marvin Braude building in Van Nuys. The public hearing was attended
by the applicant, representatives of the applicant, a representative from Council District 4, and
approximately 80 interested parties representing both opposition and support of the project.

Correspondence Received: A large volume of comments were received from members of the
community. Responses to comments are provided in the Final Environmental Impact Report
and the Supplemental Responses to Comments which are provided under separate cover.
Please refer to the environmental document for comprehensive discussions and responses to
comments.
Opposition comments include, but are not limited to concerns regarding traffic, air quality,
height, mass, density and quality of life issues relative to the character of the area and
environmental impacts potentially caused by the proposed project. The community is also
concerned about the deviations and being requested compared to what is allowed by the
Specific Plan.
42 support letters and 551 support cards were submitted prior to and at the Hearing Officer
Hearing. Additional support material includes video testimonials (42), blog comments (42), and
online support cards (58). According to the materials submitted by the applicant, approximately
362 individuals who support the project live in the Sherman Oaks area. A map showing the
locations of supporters has also been submitted.
Support comments convey an expectation that the project would improve the area by creating
green space, open plazas, increased revenue, investments in traffic improvements, the
improvement of transit opportunities, bicycle and parking amenities, and general improvement
to an otherwise underutilized site in addition to augmented residential housing opportunities in
the area.

RECOMMENDATION
Planning Staff recommends that the project be reduced to 325 units, reduce height to 82 feet
and reduce the Floor Area Ratio to 2.25: 1. These reductions will help to reduce the overall size
and mass of the project. Section E.2 of the Specific Plan, ("Exemptions For Mixed-Use Projects
In The Regional Commercial Plan Designation Area East Of The San Diego Freeway"),
provides an exemption for height, which allows an increase of height up to 82 feet for projects
that provide at least 25 percent of the floor area for non-hotel residential uses.
The project proposes a commercial use which is permitted under the Regional Commercial
Land Use Designation of the General, Community and Specific Plans. The proposed C2 Zone is
a Corresponding Zone under the Regional Commercial Land Use Designation. Said zone
permits retail and commercial uses, including grocery and specialty retail stores, as well as
mixed-uses.
The current land use designation
maximum of 549 units compared

allows for R4 residential densities which would permit a
to the proposed recommended density of 325 units. The

/
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project will provide a ratio. of parking spaces consistent with the Advisery Agency Policy of 2.5
spaces per dwelling unit, inclusive of guest parking spaces, which is a higher standard than
what is required by the Cede. The maximum parking requirement of the LAMe is 2 spaces per
unit with no. guest parking requirement fer apartment projects.
The let ceverage requested is necessary to. accommodate the podium level and improves the
design of the averall project, The setback requested is necessary to. accommodate the public
plaza and improves the aesthetic character of the site. The proposed Cenditienal Use Permit to.
allow the sales of a .full-line of alcoholic beverages is incidental to. a grocery market use and
therefore, is nat considered to. be an adverse component ef the proposed cemmercial use.
Infrastructure, water supply and public service needs will be met and are consistent with the.'
anticipated future grewth of the Plan. The project will be required to. submit plans fer street
imprevements to. the satisfaction of the Bureau of Engineering.
A traffic analysis was performed by the Department of Transportation under the Envirenmental
Impact Repart. The Department of Transportation ("DOT') has required a number of mitigation
measures to. address traffic impacts. The proposed mixed-use project weuld result in 988 less
net daily trips than a project in conformance with a Mixed Project as defined in the Specific Plan.
This is due to the fact that commercial uses generate mare traffic than residential uses.
Additienally, the proposed Project weuld address trip reduction geals by lncluslon of a detailed
transportation demand management ("TOM") pregram. The TOM would include an en-site
transit coordinator, discount bus passes provided at the time of lease signing, unbundled
parking and ether similar transit-oriented measures. The Project's location is ideal to. address
the concerns of vehicle miles traveled. It is nat enly located in a Regienal Center with numerous
entertainment options, it is proximate to. 6.5 million square feet of commercial office space and
numerous transit options including three Rapid Bus lines and the Orange line.
Additionally, staff recommends that the appeal of the Vesting Tentative Tract Map be denied in
whele, as the appellant has failed to provide substantial evidence as to why the map should be
denied based on the specific requirements of the Subdivisian Map and the Los Angeles
Municipal Code. The Findings that were made by the Deputy Advisary Agency provide precise
references to Code requirements and the General and Specific Plans, all of which are based on
substantial evidence, including consideration of environmental impacts disclosed and analyzed
in the IL Villaggia Toscano Envirenmental Impact Report and Supplemental Responses to.
Comments.
Therefore, based an all the pertinent materials and facts, and in consideration of all the
analyses contained in the IL Villaggia Toscano Environmental
Impact Report, and in
consideration of all the comments and responses to. comments, the project is recemmended to
be approved with the reduced density, height and floor area as addressed herein.

/
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CONDITIONS FOR EFFECTUA TI NG (T) OR [T]
TENTATIVE CLASSIFICATION REMOVAL
Pursuant to Section 12.32 G of the Municipal Code, the (T) or [T] Tentative Classification shall
be removed by the recordation of a final parcel or tract map or by posting of guarantees through
the B-permit process of the City Engineer to secure the following without expense to the City of
Los Angeles, with copies of any approval or guarantees provided to the Department of City
Planning for attachment to the subject planning case file.

BUREAU OF ENGINEERING
1.

That a 2-foot wide sidewalk easement and 5-foot and variable width strip of land be
dedicated along Sepulveda Boulevard adjoining the subdivision to complete a 57-foot
wide half street dedication in accordance with Major Highway Standards, including a 20foot radius property line return, or a 15 by 15 corner cut at the intersection with Camarillo
Street all satisfactory to the City Engineer.

2.

That a 6-foot wide strip of land be dedicated along Camarillo Street adjoining the
subdivision to provide a minimum 36-foot wide half right-of-way and a modified
hammer-head
turnaround
at the terminus all within the tract area on alignment
satisfactory to the City Engineer.

3.

That an additional 2-foot wide public sidewalk easement, if necessary, be dedicated at
the location of the driveways along Camarillo Street adjoining the tract map satisfactory
to the City Engineer.

4.

That portions of La Maida Street and Peach Avenue within the subdivision be permitted
to be merged with the remainder of the subdivision pursuant to Section 66499.20-1/2 of
the State Government Code, and in addition, the following conditions be executed by the
applicant and administered by the City Engineer:
a.

That consents to the streets being merged and waivers of any damages that may
accrue as a result of such mergers be obtained from all property owners who
might have certain rights in the area being merged.

b.

That satisfactory arrangements
be made with all public
maintaining existing facilities within the areas being merged.

Note:

The Advisory Agency hereby finds that the dedications to be merged are
unnecessary for present or prospective public purposes and all owners of interest
in the real property within the subdivision have or will have consented to the
merger prior to recordation of the final map.

utility

agencies

5.

That two copies of a parking area and driveway plans be submitted to the Valley District
Office of the Bureau of Engineering for review and approval Of that' a Covenant and
Agreement be recorded agreeing to do the same prior to the issuance of a building
permit.

6.

That the final map be approved by the State Department of Transportation with respect to
the alignment of the San Diego Freeway. Four copies of the final map shall be submitted
to the City Engineers Office for the states approval prior to recordation of the final map

,
;'
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7.

That necessary arrangements be made with the State Department of Transportation prior
to recordation of the final map for any necessary permits with respect to any construction
and drainage discharge within or adjacent to the San Diego Freeway right-of-way.

8.

That a set of drawings be submitted to the City Engineer showing the followings:
a.

Plan view at different elevations.

b.

Isometric views.

c.

Elevations views.

d.

Section cuts at all locations where air space lot boundaries change.

;'

/

9.

That the owners of the property record an agreement satisfactory to the City Engineer
stating that they will grant the necessary private easements for ingress and egress
purposes to serve proposed airspace lots to use upon the sale of the respective lots and
they will maintain the private easements free and clear of obstructions and in a safe
condition for use at all times.

10.

That the subdivider execute and record a Covenant and Agreement advising future
owners and builders that the finished first floor elevation of the structure shall be
required to be constructed at least 2 feet above the adjacent Sepulveda Boulevard top of
curb satisfactory to the City Engineer.

11.

That Condition No. S1 (a) of the Planning Department's standard conditions regarding
payment of the Sewerage Facilities Charge be deemed as satisfied, insofar as the
recordation of this tract is concerned.

12.

That any surcharge in conjunction with the street merger be paid.

13.

That the following improvements be either constructed
map or that the construction be suitably guaranteed:

prior to recordation of the final

a.

After submittal of hydrology and hydraulic calculations and drainage plans for
review by the City 'Engineer prior to recordation of the final map, public/private
drainage facilities may be required including the removal of any drainage facilities
within the merger area all satisfactory to the City Engineer.

b.

Improve Sepulveda Boulevard being dedicated and adjoining the tract by the
construction of a 12-foot full-width concrete sidewalk with tree wells including any
necessary removal and reconstruction of the existing improvements satisfactory
to the City Engineer.

c.

Improve Camarillo Street being dedicated and adjoining the subdivision
construction of the following:

by the

(1) A concrete curb, a concrete gutter, and a 10-foot concrete sidewalk with tree
wells including any necessary removal and reconstruction of the existing
improvements to construct a 26-foot half roadway section including the
construction of concrete curb and gutter to close the intersection of Peach
Avenue and Camarillo Street.
(2) Suitable improvement of hammer-head
City Engineer.

turnaround

area satisfactory to the
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Note: Approval from Board of Public Works may be necessary before removal
of any street trees in conjunction with the improvements above, through Bureau
of Street Services Street Tree Division.
Any questions regarding this report should be directed to Mr. Georgic Avanesian
of the Land Development Section, located at 201 North Figueroa Street, Suite
200, or by calling (213) 202-3484.
,

;

BUREAU OF STREET LIGHTING
14.

If new street light(s) are required, then prior to the recordation of the final map or
issuance of the Certificate of Occupancy (C of 0), street lighting improvement plans
shall be submitted for review and the owner shall provide a good faith effort via a ballot .'
process for the formation or annexation of the property within the boundary of the
development into a Street Lighting Maintenance Assessment District.
Relocate and upgrade
Sepulveda Boulevard.

BUREAU OF SANITATION
15.

street lights:

- WATERSHED

three (3) on Camarillo

PROTECTION

Street and four (4) on

DIVISION

Stormwater.
Prior to the issuance of a Grading Permit, the project shall comply with the
Standard Urban Stormwater Mitigation Plan (SUSMP) andJor the Site Specific Mitigation
Plan to mitigate stormwater pollution as required by Ordinance No.'s 172,176 and
173,494. The appropriate design and application of Best Management Practice (BMP)
device(s) and facilities shall be determined by the Watershed Protection Division of the
Bureau of Sanitation, Department of Public Works. More Information may be obtained at
www.lastormwater.org.
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(Q) or [Q] QUALIFIED CONDITIONS OF APPROVAL
Pursuant to Section 12.32 G of the Municipal Code, the following limitations are hereby imposed
upon the use of the subject property, subject to the "Q" Qualified classification.
A.

Entitlement

Conditions
,

1.

Site Plan. The use and development of the subject property shall be in substantial
conformance With the site plan, and elevations attached to the subject case file.
Minor deviations may be allowed in order to comply with provisions of the
Municipal Code and the Conditions of Approval.

2.

Use. The use of the subject property shall be limited to those uses permitted in the
C2 Zone as defined in Section 12.14· of the Los Angeles Municipal Code
("L.A.M.C.").
The Conditional Use Permit for Alcohol shall be subject to the following:
a. All rules, regulations and policies of the State of California and any applicable
regulations of the Los Angeles Municipal Code pertaining the handling, selling
and dispensing of alcohol shall be strictly adhered to.
b. All employees involved with the sale of alcoholic beverages shall enroll in the
Los Angeles Police Department "Standardized Training for Alcohol Retailers
(STAR)". Upon completion of such training, the applicant shall request the
Police Department to issue a letter identifying which employees completed the
training. The applicant shall transmit a copy of the letter from the Police
Department to the Department of City Planning as evidence of compliance. In
the event there is a change in the licensee, within one year of such change,
this training program shall be required for all staff.

3.

Parking and Bicycle

Racks.

Parking. Parking spaces shall be provided at a ratio of 2.5 spaces per unit.
Bicycle Racks. A total of 491 bicycle racks shall be provided for residents and
guests. The placement of the bicycle racks shall be placed in convenient locations
for residents and guests.
4.

lighting.
All lighting shall be shielded and directed onto the site. No floodlighting
shall be located so as to illuminate directly onto any adjacent residential property .
. This condition shall not preclude the installation of low-level security lighting.

5.

Height and Floor Area Ratio.

See D limitations

Section

6.

Landscape Plan. The. proposed project areas of the subject site shall be
attractively landscaped and maintained in accordance with an approved
landscape plan. The project shall also comply with all applicable provisions
of Ordinance No. 170,978.

7.

Fire Department.

Comply with all requirements of the Fire Department.

;

"-

;
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8.

Solid Waste. Trash and recycling bins shall be provided at appropriate
throughout the subject site, including the parking lot area.

locations

9.

Air Filtration. The applicant shall install an air filters capable of achieving a
Minimum Efficiency Rating Value (MERV) of at least 15 or better in order to reduce
the effects of diminished air quality on the occupants of the project. (See Mitigation
Measure No. 19)
/

B.

Environmen~1 Mitigation Conditions
10.

In addition to SCAOMD Rule 403 (Fugitive Dust) requirements,
applicant will implement the following measures:

the Project

Construction
•

Water three times daily or non-toxic soil stabilizers shall be applied,
according to manufacturers' specifications, as needed to reduce off-site
transport of fugitive dust from all unpaved staging areas and unpaved
road surfaces

•

Install wheel washers where vehicles enter and exit the construction site
onto paved roads or wash off trucks or any equipment leaving the site
each trip;

•

All trucks hauling dirt, sand, soil, or other loose materials
covered;

•

Replace ground cover in disturbed areas as quickly as possible;

•

Pave road and road shoulders;

•

Traffic speeds on all unpaved roads to be reduced to 15 mph or less;

•

Suspend all excavating and grading operations
instantaneous gusts) exceed 25 mph; and

•

Appoint a construction relations officer to act as a community liaison
concerning on-site construction activity including resolution of issues
related to PM10 generation

are to be

when wind speeds (as

11.

Streets shall be swept as needed during construction with sweepers using
reclaimed water, where available, but not more frequently than hourly, if visible
soil material has been carried onto adjacent public paved roads.

12.

All construction equipment shall be properly tuned and maintained in accordance
with manufacturer's specifications.

13.

General contractors shall maintain and operate construction equipment so as to
minimize exhaust emissions.
During construction,all
trucks and vehicles win
have their engines turned off when not in use or idling will be limited to five (5)
minutes or less, to reduce vehicle emissions. Ensure that all off-road equipment
is compliant with the California Air Resources Board's (CARB) in-use off-road
diesel vehicle regulation and SCAQMD Rule 2449. Construction activities should
be phased and scheduled to avoid emissions peaks and discontinued during
second-stage smog alerts.

14.

To the extent possible, petroleum powered construction activity shall utilize
electricity from power poles rather than temporary diesel power generators
and/or gasoline power generators.

CPC 201 0-3152-ZC-HO-SPE-SPR-SPP-CU
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The project representative shall make available to the lead agency and SCAOMD
a comprehensive inventory of all off-road construction equipment, equal to or
greater than 50 horsepower, that will be used an aggregate of 40 or more hours
during any portion of the mass grading phase of project construction.
The
inventory shall include the horsepower rating, engine production year; and
certification of the specified Tier standard. A copy of each unit's certified tier
specification, BACT documentation, and CARB or AQMD operating permit shall
be provided onsite at the time of mobilization of each applicable unit of
equipment. Off-road diesel-powered construction equipment shall meet the Tier
standards based on the following schedule:
•

January 1, 2012, to December 31, 2014:
All off-road diesel-powered
construction equipment greater than 50 hp shall meet Tier 3 off-road.'
emissions standards. In addition, all construction equipment shall be outfitted
with BACT devices certified by CARB. Any emissions control device used by
the contractor shall achieve emissions reductions that are no less than what
could be achieved by a Level 3 diesel emissions control strategy for a
similarly sized engine as defined by CARB regulations.

•

Post-January 1, 2015: All off-road diesel-powered construction equipment
greater than 50 hp shall meet the Tier 4 emission standards, where available.
In addition, all construction equipment shall be outfitted with BACT devices
certified by CARB. Any emissions control device used by the contractor shall
achieve emissions reductions that are no less than what could be achieved
by a Level 3 diesel emissions control strategy for a similarly sized engine as
defined by CARB regulations.

16.

Light-colored roof materials to deflect
building cooling purposes shall be used.

heat and reduce energy

demand for

17.

Double-paned windows shall be used to reduce thermal loss and reduce energy
demand for temperature control purposes.

18.

The project shall be designed and operated to conserve energy as required by
the City of Los Angeles Department of Water and Power, Southern California
Edison, Southern GaliforniaGas Company, and/or other appropriate agencies.

19.

The project shall include heating, ventilation and air conditioning (HVAC) control
systems that service residential occupancies consistent with the minimum
specifications per floor and building location included in Attachment A of
Appendix FE1R-D. At a minimum, residential units shall include HVAC control
systems with particulate filters that have a minimum efficiency reporting value
(MERV) of 15 as indicated by the American SOCiety of Heating Refrigerating and
Air Conditioning Engine"ers (ASH RAE) Standard 52.2. The air handling systems
shall be maintained on a regular basis per manufacturer's recommendations by a
qualified technician employed or contracted by the project proponent or
successor. Operation and maintenance of the system shall ensure that it
performs in compliance with the manufacturers' specified reporting value.

20.

To minimize exposure to diesel exhaust and the reentrainment
dust, the proposed project shall:

of paved roadway

(1) install inoperable windows facing the freeway, except where operable
windows are required by the building code; (2) place actively and passively
utilized outdoor areas as far away from the roadway as possible; and (3) include
landscaping along the property perimeter nearest the freeway with a dense

,

;
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mixture of shrubs and trees to maximize
contaminants.
21.

passive

filtration

of particulate

air

If vegetation removal occurs between February 15 and August 31, a biological
survey shall be conducted by a qualified biologist prior to the removal of the
vegetation to determine if nesting birds are occurring on site. In the event
nesting is observed, the biologist shall recommend a buffer area with a specified
radius to be established (buffer may range between 50 and 300 feet as
determined by the monitoring biologist), within which no disturbance or intrusion
shall be allowed until the young had fledged and left the nest or it is determined
by the monitoring biologist that the nest has failed. If no nesting is observed, no
further action shall be warranted.

22.

Prior to the issuance of a grading permit, a plot plan prepared by a reputable tree
expert, indicating the location, size, type, and condition of all existing trees on the
project site, shall be submitted for approval by the Department of City Planning
and the Bureau of Street Services-Street
Tree Division. All trees in the public
right-of-way shall be treated in accordance with the current Street Tree Division
standards and all conditions of approval shall be met.

23.

The Applicant or its contractor shall incorporate the recommendations detailed in
the geotechnical investigation prepared for the proposed project, as approved by
the City of Los Angeles. (Geotechnical recommendations regarding pile or drill
caissons, footings, slabs, fill, shoring, retaining walls, and site drainage are
provided within the Geotechnical Engineering Investigation (geotechnical report)
dated June 6, 2002, and Addendum I, Additional Exploration, dated March 17,
2003, both prepared by Geotechnologies, Inc. provided in Appendix C of the
Draft EIR.)

24.

The project shall provide on-site storm drain improvements to detain peak storm
water flows to the satisfaction of the City of Los Angeles Department of Public
Works.

25.

The project shall comply with the requirements of the applicable NPDES permit
for stormwater discharge and with all applicable requirements of the RWQCB,
EPA and local agencies including the City of Los Angeles regarding water
quality.

26.

The project shall implement Best Management Practices (BMPs) to detain or
treat the runoff from a storm event producing 0.75 inch of rainfall in a 24-hour
period.
The design of structural BMPs shall be in accordance with the
Development Best Management Practices Handbook Part B Planning Activities.
A signed certificate from a licensed civil engineer or licensed architect that the
proposed BMPs meet this numerical threshold standard shall be provided

27.

All storm drain inlets and catch basins within the Project area shall be stenciled
with prohibitive language (such as "NO DUMPING-DRAINS
TO OCEAN")
and/or graphical icons to discourage illegal dumping.

28.

The legibility
maintained.

29.

Materials used on site with the potential to contaminate stormwater shall be: (1)
placed in an enclosure such as, but not limited to, a cabinet, shed, or similar
stormwater conveyance system; or (2) protected by secondary containment
structures such as berms, dikes, or curbs.

30.

A

of signs

and stencils

discouraging

illegal

dumping

shall

be

temporary sound barrier, capable of providing a minimum 10 dBA reduction
(e.g., solid wood fence) and minimum height of 8 feet, shall be erected along the

/
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project's east property line along Sepulveda Boulevard for the entire length of the
project site as well as between the project site and the 777 Motor Inn.
31.

To the extent feasible, construction activities shall be scheduled so as to avoid
operating several pieces of heavy equipment simultaneously, which causes high
noise levels.

32.

Engine idling from construction equipment such as bulldozers and haul trucks
shall be limited, to the extent feasible. Idling of haul trucks shall be limited to five
(5) minutes at any given location as established by the South Coast Air Quality
Management District. Signs that limit engine idling shall be posted on the project
site during construction.

33.

The construction
receptors.

staging area shall be located as far as feasible from sensitive>

34.

An acoustical analysis of the architectural plans of the proposed residential
building facade constructions shall be prepared by a qualified acoustical
engineer, prior to issuance of building permits, to ensure that the building
construction (i.e., exterior wall, window and door) will provide adequate sound
insulation to meet the acceptable interior noise level of 45 dBA (CNEL).

35.

The Applicant shall retain services of an acoustical consulting engineer
experienced in mechanical noise analysis and during plan check provide the City
with an acoustical report indicating that the project mechanical design meets the
City's noise ordinance (l.e., maximum 5 dBA above ambient noise levels).

36.

Prior to the issuance of the building permit, the Applicant shall consult with the
LAPD's Crime Prevention Unit, regarding on-site crime prevention features
appropriate for the design of the property.
These features may include the
following elements:
•

designing entryways, elevators, lobbies and parking areas with lighting that
eliminates areas of concealment;

•

eliminating areas of dead space;

•

providing solid core doors with dead bolt locks to all residential
commercial uses; and

•

providing parking within an enclosed parking podium that would be internal to
the site.

units and

37.

Prior to the issuance of any building permits, the Applicant shall provide the
commanding officer at the Van Nuys Community Police Station with a diagram of
each portion of the property, including access routes and additional information
which may facilitate a police response.

38.

Project building plans including a plot plan shall be submitted for approval by the
Los Angeles Fire Department either prior to the recordation of the final map or
the approval of a building permit.

39.

Prior to the issuance of a building permit, the Applicant shall consult with the los
Angeles Fire Department and design the project to meet on-site fire flow
requirements and incorporate fire prevention and suppression features and other
life-saving equipment.

/
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40.

The project shall comply with all applicable State and local Codes and
Ordinances found in the Fire Protection and Fire Prevention Plan, as well as the
Safety Plan, both of which are elements of the General Plan of the City of Los
Angeles, unless otherwise approved.

41.

Pursuant to California Government Code Section 65995, the Project Applicant
shall pay developer fees to Los Angeles Unified School District prior to the
issuance of building permits.

42.

In consultation with the City of Los Angeles Department of Recreation and Parks,
the Applicant shall do one or more of the following:
(1) dedicate additional
parkland to meet the requirements of Los Angeles Municipal Code Section 17.12;
(2) pay in-lieu fees for any land dedication requirement shortfall; or (3) provide
on-site improvements equivalent in value to said in-lieu fees.
.

43.

Prohibit parking along the west side of Sepulveda Boulevard from the northern
site boundary to Camarillo Street and restripe to provide a southbound right-turnonly lane. For this short-term condition, it is proposed that the restriping be
limited to the segment of Sepulveda Boulevard approximately from Camarillo
Street to La Maida Street, that the existing southbound left-turn lane approaching
Camarillo Street be temporarily reduced in width to 9 feet, and that the proposed
southbound right-turn-only lane be 10 feet wide.

44.

Whenever feasible during construction,
sidewalk access along Sepulveda
Boulevard and Camarillo Street shall be provided to maintain pedestrian access.

45.

A Construction Management Plan or Worksite Traffic Control Plan shall be
prepared by the Applicant and approved by the Department of Transportation
and Department of Public Works and shall contain, at minimum, the following:
•

The name and telephone
reached 24 hours a day;

number of a construction

manager who can be

•

An up-to-date list of local police, fire, and emergency response organizations
and procedures for the .continuous coordination .of construction activity,
potential delays, and any alerts related to unanticipated road conditions or
delays, with local police, fire, and emergency
response
agencies.
Coordination shall include the assessment of any alternative access routes
that might be required through the proposed project area and maps showing
access to and within the area and to adjacent properties;

•

Procedures for the training of traffic safety personnel (flaggers) to assist in
emergency response; and
.

•

The' location, times, and estimated duration of any roadway or sidewalk
closures, traffic 'detours, use of protective devices, warning signs, and
queuing areas.

•

Configure construction parking to minimize traffic interference;

'.

Provide dedicated turn lanes for movement of construction trucks and
equipment, where space is available and would not result in a safety concern
for pedestrians and motorists; and

'.
.,

- Reroute construction trucks away from congested streets or sensitive
receptor areas, where the resultant trip length would not substantially
, ,increase.

/
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46.

Flaggers shall be provided as necessary to minimize impact to traffic flow and to
ensure safe movement into and out of the project site.

47.

Heavy-duty construction trucks shall arrive at the site no earlier than 7:00 A.M.
and depart no later than 3:30 P.M.

48.

Construction vehicles shall not be permitted to queue where they would interfere
with traffic movement or block access to adjacent businesses or residences.

49.

All-construction-related
vehicles shall be parked on-site or in off-site parking
facilities, pursuant to a Temporary Parking Plan.
On-street parking of
construction-related vehicles shall be prohibited on nearby local streets.

50.

Camarillo Street and Sepulveda Boulevard: Dedicate an additional 6 feet and'
widen by 4 feet along the north side of Camarillo Street between Sepulveda
Boulevard and the westerly site boundary. In order to implement this measure,
on-street parking along both sides of this segment of Camarillo Street shall be
removed and this leg of the intersection shall be restriped to provide an
eastbound left-turn only lane, shared eastbound through and left-turn lane, and
eastbound right-turn only lane.
Modify the existing traffic signal to install
eastbound protected-permissive phasing. In addition, on-street parking shall be
removed during the A.M. peak period (approximately 7:00 A.M. to 10:00 A.M.)
along the west side of Sepulveda Boulevard from the northerly site boundary to
Galleria Gateway. The southbound approach shall be restriped to provide a
fourth southbound through lane from north of Camarillo Street to north of Ventura
Boulevard during the A.M. peak period.

51.

Ventura Boulevardl405
Freeway
Southbound
On-Ramp--Sherman
Oaks
Avenue: Widen by 5 feet the south side of Ventura Boulevard from Sherman
Oaks Avenue to approximately 270 feet westerly, as measured from the
centerline of Sherman Oak Avenue. Additionally, widen by 2 feet both sides of
Ventura Boulevard from US-101 Freeway eastbound off-ramp/l-405 Freeway
southbound on-ramp-Sherman
Oaks Avenue to approximately 230 feet easterly
as measured from the centerlines of the freeway ramps and Sherman Oaks
Avenue; and restripe to provide an exclusive westbound right-turn-only lane at
the intersection. Modify the existing traffic signal to accommodate restriping.

52.

Ventura Boulevard and Van Nuys Boulevard:
Restripe to add a second
southbound left-turn lane at Ventura Boulevard. Modify the existing traffic signal
to install southbound protected left-turn phasing.

53.

Ventura Boulevard and Beverly Glen Boulevard: Widen by 3 feet the south side .
of Ventura Boulevard from Beverly Glen Boulevard to approximately 160 feet
westerly, as measured from the centerline of Beverly Glen Boulevard. Restrict
parking on south side of Ventura Boulevard and restripe the eastbound approach
to provide an eastbound right-tum-only lane at Beverly Glen Boulevard.

54.

Ventura Boulevard and Sepulveda Boulevard: Convert the southbound optional
through-right-turn
lane on Sepulveda Boulevard at Ventura Boulevard to a
through lane.

55.

US-101 Freeway Eastbound On-Ramp & Sepulveda Boulevard:
Install a new
traffic signal to control this intersection, including southbound left-turn phasing
and the ATSAC/ATCS upgrade. This signal would provide improved capacity
and reduce conflicts between the southbound left-turning traffic accessing the onramp and the heavy northbound through traffic on Sepulveda Boulevard.
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56.

Ventura Boulevard & Haskell Avenue (North): Widen the north side of Ventura
Boulevard from the north leg of Haskell Avenue to approximately 190 feet
easterly, as measured from the centerline of that leg, and restripe to provide a
westbound right-turn-only lane.

57.

The project applicant will contribute $300,000 to a fund for the identification and
implementation of local parking, transportation and circulation improvements in
the following areas: the area bounded clockwise by Haskell Avenue beginning at
Valley Vista Boulevard and extending northerly to SR-101 (on the west), from
that point extending easterly along SR-101 to 1-405, and from that point
extending northerly along 1-405 freeway to westernmost prolongation of Magnolia
Boulevard, and from that point extending easterly on Magnolia Boulevard
prolongation to Kester Avenue, and from that point extending southerly along.'
Kester Avenue to the prolongation of Moorpark Street, from that point extending
easterly along the prolongation of Moorpark Street to Beverly Glen BoulevardTyrone Avenue, from that point extending southerly along Beverly Glen
Boulevard-Tyrone Avenue to Dickens Street, from that point extending westerly
along Dickens Street to Kester Avenue, from that point extending southerly along
Kester Avenue to Valley Vista Boulevard, and from that point extending westerly
back to Haskell Avenue.
The $300,000 payment will be guaranteed through
cash, bond or irrevocable letter of credit, payable to DOT. The fund will be used
for measures that include but are not limited to parking improvements intended to
increase parking availability, reduce search times and relieve traffic congestion;
neighborhood
traffic calming; transit-related
improvements
and amenities;
bicycle-related improvements and amenities; pedestrian-related improvements
and amenities; and streetscape improvements and amenities.

58.

Bicycle rack parking that is secure, convenient, and easily accessible, shall be
added on-site and within the public right of way with the approval of Bureau of
Street Services, Department of Public Works through their A Permit process.
The copy of the A Permit will be submitted to Department of Building and Safety
prior to approval of Certificate of Occupancy.
Bicycle parking spaces shall be
provided at the rate of two percent of the number of automobile parking spaces
required for non-residential uses.

59.

For the commercial uses on the project site, the applicant shall (unless otherwise
required and to the satisfaction of the Department of Building and Safety):
•

Install high-efficiency toilets (maximum 1.28 gpf), including dual-flush water
closets, and high-efficiency urinals (maximum 0.5 gpf), including no-flush or
waterless urinals, in all restrooms as appropriate.
Rebates may be offered
through the Los Angeles Department of Water and Power to offset portions of
the costs of these installations.

•

Install restroom faucets with a maximum flow rate of 1.5 gallons per minute.

60.

Unless otherwise required, all restroom faucets for the commercial uses on the
project site shall be of a self-closing design, to the satisfaction of the Department
of Building and Safety.

61.

For the residential uses on the project site, the applicant shall (unless otherwise
required and to the satisfaction of the Department of Building and Safety)
•

Install a demand (tankless or instantaneous) water heater system sufficient to
serve the anticipated needs of the dwelling(s).

•

Install no more than one showerhead
greater than 2.0 gallons per minute.

per shower stall, having a flow rate no

/

0-9

CPC 201 0-3152-ZC-HD-SPE-SPR-SPP-CUBNTI-61216

•

Install and utilize only high-efficiency clothes washers (water factor of 6.0 or
less) in the project, if proposed to be provided in either individual units and/or
in a common laundry room(s).
If such appliance is to be furnished by a
tenant, this requirement shall be incorporated into the lease agreement, and
the applicant shall be responsible for ensuring compliance. Rebates may be
offered through the Los Angeles Department of Water and Power to offset
portions of the costs of these instaHations.

•

Install and utilize only high-efficiency, Energy Star-rated dishwashers in the
project, if proposed to be provided. If such appliance is to be furnished by a
tenant, this requirement shall be incorporated into the lease agreement, and
the applicant shall be responsible for ensuring compliance.

/

.'

62.

In addition to the requirements of the Landscape Ordinance, the landscape plan
for the proposed project shall incorporate the following:
•

Weather-based

irrigation controller with rain shutoff;

•

Matched precipitation (flow) rates for sprinkler heads;

•

Drip/microspray/subsurface

•

Minimum irrigation system distribution uniformity of 75 percent;

•

Proper hydro-zoning,
plant materials;

•

Use of landscape contouring to minimize precipitation runoff; and

•

A separate water meter (or submeter), flow sensor, and master valve shutoff
shall be installed for irrigated landscape areas totaling 5,000 square feet and
greater, to the satisfaction of the Department of Building and Safety.

irrigation where appropriate;

turf minimization

and use of native/drought

tolerant

63.

Single-pass cooling equipment shall be strictly prohibited from use. Prohibition of
such equipment shall be indicated on the building plans and incorporated into
tenant lease agreements. (Single-pass cooling refers to the use of potable water
to extract heat from process equipment; e.g., vacuum pump, ice machines, by
passing the water through equipment and discharging the heated water to the
sanitary wastewater system).

64.

The construction contractor shall only contract for waste disposal services with a
company that recycles demolition and construction-related wastes. The contract
specifying recycled waste service shall be presented to the Department of
Building and Safety prior to approval of the demolition and building permits for
the proposed project.

65.

To facilitate on-site separation and recycling of demolition and constructionrelated wastes, the construction contractor should provide temporary waste
separation bins on-site during demolition and construction of the proposed
project.

66.

Recycling bins shall be provided at appropriate locations on the project site to
promote recycling of paper, metal, glass, and other recyclable materials.

67.

All residential and commercial uses established within the project site shall be
permanently provided with clearly marked, durable, source sorted recyclable bins
at all times to facilitate the separation and deposit of recyclable materials.

~.
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68.

C.

Q-1U

A qualified paleontologist shall be retained to perform periodic inspections of
excavation and grading activities of the project site where the older Quaternary
Alluvium would be disturbed. The services of a qualified paleontologist shall be
secured by contacting the Natural History Museum of Los Angeles County. The
frequency of inspections will be based on consultation with the paleontologist and
will depend on the rate of excavation and grading activities, the materials being
excavated, and if found, the abundance and type of fossils encountered.
Monitoring shall consist of visually inspecting fresh exposures of rock for larger
fossil remains and, where appropriate, collecting wet or dry screened sediment
samples of promising horizons for smaller fossil remains.

69.

If a potential fossil is found, the paleontologist shall be allowed to temporarily
divert or redirect grading and excavation activities in the area of the exposed'
fossil to facilitate evaluation and, if necessary, salvage..
.

70.

At the paleontologist's discretion and to reduce any construction delay, the
grading and excavation contractor shall assist in removing rock samples for initial
processing.

71.

Any fossils encountered and recovered shall be prepared to the point
identification and catalogued before they are donated to their final repository.

72.

Any fossils collected shall be donated to a public, non-profit institution with a
research interest in the materials, such as the Natural History Museum of Los
Angeles County. Accompanying notes, maps, and photographs shall also be
filed at the repository.

73.

If fossils are found, following the completion of the above tasks, the
paleontologist shall prepare a report summarizing the results of the monitoring
and salvaging efforts, the methodology used in these efforts, as well as a
description of the fossils collected and their significance.
The report shall be
submitted by the applicant to the lead agency, the Natural History Museum of
Los Angeles County, and representatives of other appropriate or concerned
agencies to signify the satisfactory completion of the project and required
mitigation measures.

Administrative

of

Conditions

74.

Grant. The entitlements granted herein shall be effectuated
Los Angeles Municipal Code.

as prescribed by the

75.

Approval, Verification
and Submittals.
Copies of any approvals, guarantees or
verification of consultations, review or approval, plans, etc., as may be required by
the subject conditions, shall be provided to the Planning Department for placement
in the subject file.

76.

Code Compliance.
All regulations of the zone classification
property shall be complied with, except where herein conditions
been modified.

77.

Covenant.
Prior to the issuance of any permits relative to this matter, an
agreement concerning 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 property owners, heirs or assign. 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

of the subject
or grants have
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shall be provided to the Planning Department for attachment to the file.
78.

Definition.
Any agencies, public officials or legislation referenced
conditions shall mean those agencies, public officials, legislation
successors, designees or amendment to any legislation.

in these
or their

79.

Enforcement. Compliance with these conditions and the intent of these conditions
shall be to the satisfaction of the Planning Department and any designated agency,
or the agency's successor and in accordance with any stated laws or regulations,
or any amendments thereto.

80.

Building Plans. Page 1 of the grants and all the conditions of approval shall be
printed on the building plans submitted to the City Planning Department and the
Department of Building and Safety.

81.

Indemnification.
The applicant shall defend,indemnify
and hold harmless the
City, its agents, officers, or employees from any claim, action, or proceeding
against the City or its agents, officers, or employees to attack, set aside, void or
annul this approval which action is brought within the applicable limitation period.
The City shall promptly notify the applicant of any claim, action, or proceeding and
the City shall cooperate fully in the defense. If the City fails to promptly notify the
applicant of any claim, action or proceeding, or if the City fails to cooperate fully in
the defense, the applicant shall not thereafter be responsible to defend, indemnify,
or hold harmless the City.

82.

Project Plan Modifications. Any corrections and/or modifications to the Project
plans made subsequent to this grant that are deemed necessary by the
Department of Building and Safety, Housing Department, or other Agency for Code
compliance, and which involve a change in site plan, floor area, parking, building
height, yards or setbacks, building separations, or lot coverage, shall require a
referral of the revised plans back to the Department of City Planning for additional
review and final sign-off prior to the issuance of any building permit in connection
with said plans. This process may require additional review and/or action by the
appropriate decision. making authority including the Director of Planning, City
Planning Commission, Area Planning Commission, or Board.

83.

Mitigation Monitoring. The applicant shall identify mitigation monitors who shall
provide periodic status reports on the implementation of the Environmental
Conditions specified herein, as to area of responsibility, and phase of intervention
(pre- construction,
construction,
post-construction/maintenance)
to ensure
continued implementation of the Environmental Conditions.

/
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D LIMITATIONS CONDITIONS OF APPROVAL
Pursuant to Section 12.32 G-4 of the Municipal Code, the following limitations are
hereby imposed upon the development of the subject property, subject to the D
Limitation Classification.

1.

2.

0 Limitation - Height. The height of all buildings and structures on the subject
property. shall not exceed 82 feet. This height limitation excludes the lighting
standards, flagpoles, and rooftop equipment. All rooftop equipment and/or duct
work that exceeds the roof ridge or parapet wall, whichever is higher, shall be
screened from horizontal view with materials compatible with the design of the
structures.
D Limitation - Floor Area Ratio - A maximum Floor Area Ratio of 2.25: 1 shall be
permitted on the subject site.

/
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FINDINGS
General Plan/Charter Findings
1.

General Plan Land Use Designation.
The subject property is located within the area
covered by the Sherman Oaks-Studio City-Toluca Lake-Cahuenqa Pass Community
Plan (the "Plan"), which was adopted by the City Council on May 13, 1998 (Council File
No. 97-0704). The subject property is also located within the Ventura/Cahuenga
Boulevard Corridor Specific Plan area which was adopted by City Council on January 4,
1994 (Council File No. 85-0926 S22). The Plan map designates the property for
Regional Commercial Land Uses. The Corresponding Zones under the Community.'
Commercial Plan Desiqnation is the CR, C1.5, C2, C4, R4, R5, RAS3 and RAS4 Zones,
The property is currently zoned CR, R3, R1 and P. Therefore, the proposed zone
change from the said zones to the (T)(Q)C2-2D Zone is consistent with the Community
Plan Land Use Designation as defined in the Plan and as established by the Community
and Specific Plan Maps.
General Plan Text. See Findings 2 A and 2 B

2.

A. That the proposed

Zone Change is in conformity

with the General Plan ..

The proposed Zone Change seeks to create consistency between the General Plan and
the site's zoning. The City's long term vision for the site is one of higher intensity land
uses creating synergy with the nearby employment Center which is served by a number
of public transit bus lines.
General Plan Framework
The General Pian's Regional Commercial designation, applicable to this site, is applied
to "higher-density places whose physical form is substantially differentiated from the
lower-density neighborhoods of the City." Generally, Regional Center designations will
offer floor area ratios ranging up to 6:1 and are characterized by six- to twenty-story (or
higher) buildings as determined in the community plan. While not as intense as the
City's vision for the land use designation, the II Villaggio Toscano project's residential
intensity provides realistic opportunities to reduce vehicle miles traveled in the City. This
project locates housing density near a significant number of jobs as well as
entertainment and retail uses. Additionally, the Project's neighborhood serving retail
uses creates a new amenity within walking distance of existing area residents and
employees.
According to the General Plan, Regional Centers typically provide a
significant number of jobs and many non-work destinations that generate and attract a
high number of vehicular trips.
Additionally, Regional Centers are usually major
transportation hubs. Consequently, each center is intended to provide extensive transit
opportunities to provide transportation alternatives,
The project site is located within X
mile of a major jobs center well-served by public transit. The proposed mixed-use
project, with higher density residential units, is compatible and consistent with the
General Plan's land use designation of Regional Center, which seeks to locate more
intense housing in proximity to jobs and public transit.
Community Plan
The Community Plan designates the site as Regional Commercial. As defined in the
Specific Plan, the "Regional Commercial" land use designation in the Community Plan is

/
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"a focal point of regional commerce, identity and activity and containing a diversity of
uses, such as corporate and professional offices, residential, retail commercial malls,
government buildings, major health facilities, major entertainment and cultural facilities,
and supporting services. The Community Plan highlights the area as "mixture of diverse
office uses, retail and service activities".
This density of jobs creates a perfect
opportunity to reduce vehicle miles travel by locating residential units within walking
distance of an employment center .. The Community Plan identifies several issues and
opportunities for residential uses in the Sherman Oaks area. In order to address those
issues and opportunities, the Community Plan includes the fol.!owing Policies:
1-2.1 Locate higher residential densities near commercial centers, rail transit stations
and major bus routes where public services facilities, utilities and topography will
accommodate this development.
From a residential perspective the proposed project would locate "housing in a manner
which reduces vehicular trips and makes it accessible to services and facilities" and with
access to transit. The project site is located proximate to 6.5 million square feet of
commercial office space and numerous retail and entertainment uses consistent with the
area's Regional Center/Commercial
land use designations.
These uses provide
numerous opportunities for residents to walk to work, as well as to easily access
shopping and recreational opportunities. For those individuals that cannot walk to work,
but still strive to avoid the frustrations of automobile traffic, the site offers numerous
transit opportunities within easy walking distances. This site is located along Sepulveda
Boulevard (a Major Highway) whi.ch is serviced by a MTA Rapid Bus providing access to
the very successful Orange Line and within walking distance of two additional Rapid
Buses both of which are also located at the intersection Ventura and Sepulveda
Boulevards.
1-2.2 Encourage multiple residential development in commercial zones.
While only a portion of this site is currently zoned commercial, the entire site enjoys
Commercial land use designations in the General Plan Framework (Regional Center)
and the Community Plan/Specific Plan (Regional Commercial), both of which envision
intense commercial development while also permitting residential uses as part of mixeduse developments. In an effort to reduce trips in the area the project locates a significant
amount of density within walking distances of the commercial uses along Ventura
Boulevard and provides transit opportunities to various other commercial centers
including Warner Center, Universal Studios, the Van Nuys Municipal center, Westwood
Village/UCLA and downtown Los Angeles.
1-4.2 Promote housing in mixed use projects in pedestrian
oriented districts.
2-3.2 New development
activity

oriented

areas and transit

needs to add to and enhance the existing pedestrian

street

While the project is just outside a Pedestrian Oriented District, it is being designed with
many of the design features envisioned for such a district
As part of the community
outreach effort, the Applicant agreed to submit to the Department of Public Works for
their review and approval a Pedestrian, Streetscape and Transit Enhancement Plan to
provide pedestrian, streetscape and transit enhancements to promote consistency with
the neighboring Sherman Oaks Streetscape and Design Plan, with the objective of
fostering a high-quality pedestrian environment along the Project's Sepulveda Boulevard
frontage.
The Plan may include such features as street trees, planter boxes, street

/
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furniture, improvements to broken and uneven sidewalks, sidewalk
scoring, street lighting, bicycle racks, bus shelters, and urban swales.

F-3

and intersection

The Project's proximity to the intersection of Ventura and Sepulveda Boulevards would
encourage pedestrian activity from the Project's residents, as they will be able to walk to
the various commercial and retail uses in the vicinity.
As mentioned above the project is within walking distance of three metro Rapid Buses
providing express service to numerous job centers and a variety of local bus lines that
can also be accessed at the intersection of Sepulveda and Ventura Boulevards.
2-3.5 Require that mixed use projects and development in pedestrian oriented districts.'
be de·signed and developed to achieve a high level of quality, distinctive character, and
compatibility with existing uses.
The project provides significant vertical and horizontal articulation and a large 13,000square foot Public Plaza which creates a distinctive design unparalleled when compared
to development in the area. The building's massing steps up as it moves away from the
Sepulveda Boulevard frontage, creating consistency with the existing built environment
and pushing the project's building height as far from the closest single family
neighborhood as practical. The project's Sepulveda Boulevard frontage is designed with
a 4-story structure consistent with the 4.5 levels associated with the Grand Apartments
·Iocated to the site's south. The building's height steps back and up to 6 and then 8
stories as it transitions toward the site's center and rear adjacent to the 405 freeway and
the Sherman Oaks Galleria's multi-story parking structure.
The proposed height is
needed to elevate the first two or three residential levels above the 26-foot tall Caltrans
wall, thereby allowing light and air, as well as unobstructed views of the Santa Monica
Mountains and the Sepulveda Basin. The proposed building heights are consistent with
or lower than many of the existing buildings in the area, including the Galleria and its
parking structure, the 15-story Comerica Bank building, the approximately 20-story
National City Bank building, 13-story CitiBank Building as well as other structures found
in the Regional Commercial area surrounding the intersection Sepulveda and Ventura
Boulevards (Exhibit 0: Surrounding Building Height graphic).
These nearby taller
structures are consistent with the "Regional Center" land use designation in the General
Plan Framework, which defines "Regional Centers" as characterized by 6- to 20-stories
(or higher). As a result, the proposed project's height is consistent with the General Plan
Framework, the Community Plan and the built environment.
As designed, only
approximately 32% of the site would exceed the permitted height, and those areas would
be located to the center and rear of the site, as far away as possible from the single
family homes located east of Sepulveda Blvd.
Sepulveda Boulevard, developed at a
104-foot right-of-way, creates a larger buffer between the first residential uses, located in
an R3 Zone, and another 100 feet further away still from the first single family zoned
properties. The mixed-use project is designed to achieve a high level of quality and to
be compatible with the existing uses of the surrounding built environment.
The mixed use project is consistent with the development in the area in that it creates a
transition from high intensity commercial to the lower density residential found east of
Sepulveda Boulevard.
More importantly, greater housing opportunities would be provided for area workers to
live closer to their jobs, while area residents and workers would have easy walking
access to neighborhood-serving
retail uses including a grocery store. The Project
complies with the Policy's stated requirement that a mixed-use project be designed and
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developed to achieve a high level of quality, distinctive character, and compatibility with
existing uses.

2-3.6 Require that the first floor street frontage of structures, including mixed use
projects and parking structures located in pedestrian onenteo districts, incorporate
commercial uses.
/
As illustrated in the project drawings the ground level fronting along Sepulveda
Boulevard is dedicated to neighborhood-serving
commercial uses in addition to its
enhanced pedestrian streetscape and large Public Plaza. All of these elements combine
to promote pedestrian activity in the area, and the commercial uses will benefit the
surrounding community. The Project complies with the Policy's stated requirement that .
the first floor street frontage of the building incorporates commercial uses.

I

2-3.7 Promote mixed use projects in proximity to transit stations, along transit corridors,
and in appropriate commercial areas.
The proposed project is a mixed-use project located within walking distance of three
Rapid Bus stops, as discussed in detail in the "Transit Options" section above.
2-4.4 Landscaped corridors should be created and enhanced through the planting of
street trees along segments with no building setbacks and through median plantings.
In addition to the enhanced streetscape discussed above, the Applicant has agreed to
install and maintain, with approval of the Department of Public Works, landscaping within
the median along Sepulveda Boulevard between Moorpark Street and Camarillo Street
consistent with the landscaping along the Project's Sepulveda Boulevard frontage.
2-5. 1 Require that future development of properties located along the Los Angeles River
be designed with river access features.
The Public Plaza includes a meandering pedestrian path which gains its inspiration from
the LA River.
5-1.3 Require development in major opportunity sites to provide public open space.
The project is proposing to construct a publicly accessible 13,OOO-square foot Public
Plaza along its Sepulveda Boulevard frontage.
The Plaza would be designed as a
passive gathering place for the community that includes ample landscaping and intimate
seating areas. The size of this Plaza is significantly larger than any other public space
on private property in the area.
The Urban Design Element of the Community Plan requires that residential projects with
five or more units be designed around a landscaped focal point or courtyard to serve as
an amenity for residents. The proposed project includes a large Public Plaza along its
Sepulveda Boulevard frontage, as well as several interior gardens, a park, and a bocce
court situated within the center of the development.
The six residential buildlnqs are
built around the periphery of this landscaped courtyard setting.
Although there would be approximately 78.5 percent lot coverage on the ground floor of
the project site (including the surface parking area), there would be approximately
61,500 square feet, or 1.5 acres, of both active and passive open space opportunities for
residents atop the residential podium. The open space would include, but not be limited
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to, a variety of landscaped areas, a central park, smaller landscaped corridors, a bocce
court, a swimming pool, and meandering pathways between buildings. Private space
also would be provided as every unit would have its own balcony. These open space
areas are dedicated to the enjoyment of the residents of the project and do not take into
consideration the Public Plaza provided along Sepulveda Boulevard.
The Project complies with the policy's stated requirement that development
opportunity sites (which includes the project site) provides public open space.

in major

As discussed above, the approval of the Zone Change will be consistent with the policies
of the Community Plan.
Framework Element. The Framework Element for the General Plan was adopted by the
City of Los Angeles on August 2001. The Framework Element provides guidance
regarding policy issues for the entire City of Los Angeles, including the project site. The
Framework Element also sets forth a Citywide comprehensive long range growth
strategy and defines Citywide polices regarding such issues as land use, housing, urban
form, neighborhood
design, open space, economic development,
transportation,
infrastructure, and public services.
The project site is an under-improved parcel designated for Regional Commercial land
uses. The project provides an infill development in a neighborhood comprised of multifamily, single-family and commercial land uses. By enabling the construction of
residential uses in close proximity to existing multi-family neighborhoods and commercial
uses, the proposed Zone Change would be consistent with several goals and policies of
the Framework Element.
Further, the Land Use chapter of the Framework Element identifies objectives and
supporting policies relevant to the project. Those objectives and policies seek, in part, to
provide for the stability and enhancement of residential neighborhoods. With respect to
this, the development of this site within a transitional commercial and residential area
serves to stabilize and enhance the residential character of the area in a manner that
satisfies the purpose and intent of the Framework Element.
Housing Element
A Zone Change to the C2 Zone is consistent with the goals and the policies of the City's
Housing Element (2006-2014). It would permit the construction of a dense mixed-use
project proximate to a significant employment center which is well-served by transit lines.
The Housing Element contemplates high density mixed-use projects located in the high
intensity commercial areas as a solution to the City's urgent housing shortage. The
Project has the added value of being located on a site separated from the closest single
family area by 250 feet, while also reducing vehicle miles traveled.
The Housing Element states the City is facing an "unprecedented housing crisis" and
indicates that over 14,000 residential units need to be built to address its Regional
Housing Needs Assessment ("RHNA") numbers. The Housing Element estimates that
the Sherman Oaks area has the capacity to accommodate approximately 4,300 of these
required units without consideration of this development site. A Zone Change to C2
would permit the construction of the proposed 399 residential unit project in an area
contemplated by the City. Evidence of this intent is provided in the General Plan's
"strategy to meet this challenge, by directing growth to transit-rich and job-rich centers
and supporting the growth with smart, sustainable infill development and infrastructure
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investments." The project site is located proximate to an employment
well-served by public transit.
The Zone Change would also permit the development
consistency with the following Policies:

center, which is

of a project which demonstrates

Policy 1.1.4: Expand location options for residential development, particularly in
designated Centers, Transit Oriented Districts and along Mixed-Use Boulevards and
Policy 2.2.6: To accommodate projected growth to 2014 in a sustainable way,
encourages housing in centers and near transit, in accordance with the General Plan
Framework Element, as reflected in Map ES. 1
As reflected in the graphic highlighting approximately 6.5 million square feet ot'
commercial floor area located in the area and with the General Plan's Regional Center
and Community Plan's Regional Commercial land use designations, this site is
appropriate for a dense residential project.
Residents of this proposed project would
have the opportunity to access area jobs without driving personal vehicles, as they
would have the attractive options of walking, biking or utilizing the area's rich public
transit options. The intersection of Sepulveda and Ventura Boulevards is well served by
numerous transit lines including three separate Rapid Bus lines providing regional
connectivity.
Policy 1.2.3: Rehabilitate and/or rep/ace substandard housing with housing that is
decent, safe, healthy, sanitary and affordable and of appropriate size to meet the City's
current and future household needs.
Prior to its demolition, the site was developed with low density older housing units, many
of which had reached the end of their life expectancy.
The approval of this Zone
Change would allow for the construction of a unified development providing modern safe
units with a variety of sizes, thereby providing a wide range of housing options that helps
to fulfill the City's current and future housing needs.
Policy 2.1.2: Establish development standards that enhance health outcomes.
Over the past few years the City Planning Commission has taken an increased interest
in the relationship of populations living near freeways and health risks. This issue
creates tension between the City's desire to focus high intensity residential development
near jobs and transit centers which are typically serviced by or proximate to freeways
and arterials.
In 2009, the City created a policy that required projects located near vehicular pollution
sources to include a higher level of air filtration and to consider these potential impacts
when designing the site massing and landscaping.. On November 8, 2012, the City
Planning Commission approved a Staff recommendation
to attach a notice to all
properties within 1,000 feet of a freeway highlighting that this potential health risk needs
to be analyzed if residential uses are being proposed.
The ErR for the project thoroughly analyzed the potential air quality impacts associated
with development of residential uses in close proximity to the 405 and 101 Freeways
through the preparation of a comprehensive Health Risk Assessment (HRA) by Air
Quality Dynamics. The HRA concluded that any potential impacts could be mitigated
through MERV filtration ..

,
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While this is an important issue that the Project application has reviewed and mitigated,
there are a few considerations worth noting that further reduce the concerns. A key
assumption of the Health Risk Assessment is that individuals live in the same location
for 90 years, creating long-term pollution exposures. However, studies discussed in the
EIR show that residents in rental units live in the same location for 3-7 years,
dramatically reducing the exposures. Consequently, these studies are extremely
conservative and do not adjust for the actual length of time residents are exposed.
/

,

Additionally, there are many State and Local policy initiatives that directly and indirectly
seek to reduce the pollution levels generated from transportation.
A few examples
include the State of California's landmark land use legislation; SB 375 which implements
AB 32, and was adopted in September 2008. These state laws effectively linked.
transportation planning and funding to land use and housing needs. A local level
example would be the Clean Truck Program proposed by the Mayor of Los Angeles in
2008 that immediately banned 10% of the dirtiest trucks, resulting in the removal of 350
tons of harmful emissions. According to the Port of LA's website, "In its first year, the
program reduced the rate of port truck emissions by an estimated 70 percent." Initiatives
such as these, as well as ones that came before them, have led to a reduction in health
risks. This is highlighted well by an August 8, 2012 article in the Daily News which
reported: "The level of dozens of volatile organic compounds in the Los Angeles basin
fell about 98 percent in the past 50 years, according to a study funded by the National
Oceanic and Atmospheric Administration."
The Project has analyzed and addressed the Air Quality concerns raised in the Housing
Element thorough mitigation measures. Additionally, there are several policy initiatives
that will further reduce exposure levels
Policy 2.2.3: Provide incentives and ffexibility to generate new housing and to preserve
existing housing near transit.
The Housing Element discusses providing additional trip credits for mixed-use
development located near transit. However, the EIR for the project conservatively did not
apply such credits. The Applicant proposes to maximize the project's number of
residential units so as to generate new housing desired by the Housing Element and to
provide such housing in proximity to transit, thereby diminishing the broader traffic
impacts that otherwise would result from satisfying this housing demand through multiple
dispersed locations.
The approval of the Zone Change and the Project's related entitlements provides a
sufficient incentive to construct these new residential units within walking distance of 3
Rapid Bus stops and other bus lines as well as major employment nodes.
Policy 2.2.4: Promote and facilitate

a jobs/housing balance at a citywide level.

The approval of the Zone Change would
residential units within walking distance
commercial office space and an abundant
uses. By locating this type of density
jobs/housing balance with the Community

permit the construction of approximately 399
of approximately 6.5 million square feet of
and diverse array of retail and entertainment
near jobs, the Project would promote a
Plan area.

Objective 2.3: Promote sustainable buildings, which minimize adverse effects on the
environment and minimize the use of non-renewable resources.
The project is designed to achieve a LEED Silver compliance level.
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Objective 2.4: Promote livable neighborhoods with a mix of housing types, quality
design and a scale and character that respects unique residential neighborhoods in the
City.
The project promotes livability by providing opportunities for residents to walk to their
jobs as well as to their retail and entertainment needs. The project includes ground level
neighborhood-serving retail uses located along Sepulveda Boulevard, in conjunction With
a 13,OOO-square foot Public Plaza, allowing for shopping and gathering opportunities for
area residents. The building massing is in character with the built environment
The
project provides four-story elements along Sepulveda Boulevard consistent with the
massing of the Grand Apartments to the South of the site. Moreover, the project steps
up to 6 and 8 stories as it moves closer to the six level Sherman Oaks Galleria parking
structure and the abutting freeway Interchanges.
This design pushes the mass of the .
building away from the single family development found east of Sepulveda Boulevard.
The approval of the Zone Change would promote a livable neighborhood by allowing the
development of a mixed-use project that respects the unique residential neighborhoods
that exist to the east of the project site.

I

For the reasons outlined above the approval of the Zone Change is consistent with the
objectives and policies of Housing Element.
Transportation

Element

Approval of a Zone Change on the site to C2 would facilitate the construction of a project
consistent with the purposes of the General Plan's Transportation Element.
This
Element recognizes that primary emphasis must be placed on maximizing the efficiency
of existing and proposed transportation infrastructure through advanced transportation
technology, through reduction of vehicle trips, and through focusing growth in proximity
to public transit. The proposed Project would address trip reduction goals via its location
and due to its inclusion of a detailed transportation demand management ("TOM")
program. The TOM would include an on-site transit coordinator, discount bus passes
provided at the time of lease signing, unbundling parking and other similar transitoriented measures. The Project's location is ideal to address the concerns of vehicle
miles traveled. It is not only located in a Regional Center with numerous entertainment
options, it is proximate to 6.5 million square feet of commercial office space and
numerous transit options including three Rapid Buses and the Orange line.
The Transportation Element sets forth goals, objectives and policies to establish a
citywide strategy to achieve long-term mobility and accessibility within the City of Los
Angeles. For example:
•

Objective 2 strives to mitigate the impacts of traffic growth, reduce congestion, and
improve air quality by implementing
a comprehensive
program of multimodal
strategies that encompass physical and operational improvements
as well as
demand management.

Within this Objective, the first policy header is Transportation Demand. The Applicant is
working with a transportation demand consultant to craft an effective strategy to reduce
the use of private automobiles by the Project's residential tenants and employees of the
commercial uses. The Applicant also has proposed to explore the creation of an areawide transportation management organization tasked with organizing area wide trip
reduction measures.

/
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The combination of the site's proximity to public transit and plentiful job opportunities
helps address the impacts of traffic growth, congestion and air quality issues. The
Applicant's initiation of a Transportation Demand Management program would provide
residents the opportunity to walk to work, to retail areas, or to a high quality transit line.
By providing alternatives to single occupancy automobile trips impacts to air quality can
be reduced.
•

Objective 3 strives to support development in regional centers, community centers,
major economic activity areas and along mixed-use boulevards as designated in the
Community Plans.
The Zone Change promotes consistency with this objective by allowing for the.'
development of new density near multiple bus lines that provide easy access not only to
Ventura Boulevard's multitude of jobs but also its regional transit network.
For these reasons outlined above, the approval of the Zone Change allows for a project
that demonstrates consistency with the Transportation Element of the General Plan.
Open Space Element
As referenced earlier in this application, the Project incorporates three significant open
space elements. The Project is proposing to provide 1.4 acres of common open space
including landscaped gardens and pool area for the enjoyment of the project residents.
A 13,000-square foot Public Plaza is being designed with extensive landscape and
hardscape elements for use by the commercial patrons, project residents and
community members. Finally, the Project is proposing to landscape and maintain an
adjacent public right-ot-way southeast of the project between Sepulveda Boulevard,
North Sepulveda Boulevard, Camarillo Street and Moorpark Street. The project and
these proposed improvements are consistent with the following goals and policies of the
Open Space Element:
To provide an open space system which provides identity, form and
to the City. (page 3: bullet 3 under Goals)

a visual framework

The project is proposing uniformed landscape design within both the project's Sepulveda
Boulevard frontage, including the Public Plaza, and the adjacent public right-at-way
which it has agreed to landscape and maintain.
The design would create a visual
gateway into the Sherman Oaks community.
This goal is implemented via a series of policies and the project is consistent with the
following:
The provision of mal/s, plazas, green area, etc in structures of building complexes and
the preservation and provision of parks shall be encouraged (page 5: bullet 10 under
Policies General);
This private development would be providing a 13,000-square foot Public Plaza
available to the community for passive recreation
and community
gathering.
Additionally, the project provides an equivalent of an acre more of open space for its
residents than is required by Code. The improvement of the public right-of-way creates
a visually appealing green belt along approximately 900 linear feet of Sepulveda
Boulevard. Each of these improvements would be fully funded and maintained by the
project.

/
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Open Space areas shall be provided or developed to serve the needs as appropriate to
their location, size and intended use of the communities in which they are located, as
weJ/ as the City and region as a whole (page 5: bullet 12 under Policies General);
As mentioned above, the project would provide significantly more open space for its
residents than is required by the Code, thus ensuring that the residents' needs are well
served. Additionally, the project would pay park fees (Quimby Fee) of approximately
$1.7 million based on the 399 residential unit project. This money is required by law to
be spent on the creation of new recreational facilities within a 2-mile radius of the project
site.
SmaJ/ parks, public and private should be located throughout the City (page 5: bullet 13
under Policies General)
8ysetting aside approximately 61,500 square feet of area for common open space for
project residents that includes ample landscaping and a variety of gardens and trees, the
proposed project would create a small park which would otherwise not exist. While not a
park per se, the 13,000-square foot Public Plaza provides additional open space for the
area residents that are not available today.
Private development should be encouraged to provide ample landscaped spaces, malls,
fountains, rooftop green areas and other aesthetic features which emphasize open
space values through incentive zoning practices or other practicable means. (page 7:
bullet 3 under Policies: Privately Owned Open Space Lands and Desirable Open Space)
The provision of the vast amounts of open space and landscaping created with the
common areas, Public Plaza, and the public-rights-of-way are facilitated by rezoning the
site and granting it relief from certain aspects of the Specific Plan. Consequently, the
approval of this project encourages the creation of landscaping and green spaces.
As outlined above, the approval of the Zone Change facilitates the development
project that is consistent with the goals and policies of the Open Space Element.

of a

As discussed in full above, the approval of the Zone Change is consistent with the
numerous goals, objectives and policies of the General Plan, the Specific Plan, the
Community Plan, the Housing Element, the Transportation Element and the Open Space
Element.
Additionally, the Sewerage Facilities Element of the General Plan will be not be
adversely affected by the recommended action. The project will be connected to existing
sewer facilities consistent with the health and safety goals of this Plan Element.

B. That the proposed Zone Change is in conformity
convenience, general welfare and good zoning practice.

with public necessity,

The proposed Zone and Height District changes are in conformity with public necessity,
convenience, general welfare and good zoning practice. The Zone Change would result
in a uniform zoning pattern consistent with the land use desiqnations envisioned for the
site. The Zone Change also permits the construction of a unified development which is
compatible with its surroundings and consistent with multiple Federal, State and City
planning goals. Without this approval, the property's multiple zoning designations will

/
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laudable Planning

and General Welfare

Approval of the Zone Change would facilitate the redevelopment of an unattractive,
under-utilized, split-zoned site. The proposed Zone Change would permit a vibrant
mixed-use development that appropriately locates needed residential density near jobs
and transit, generates significant spending for local business and tax revenue for the
City, promotes pedestrian activity in the general area and provides a community
gathering point. Additionally, the Applicant worked for over 18 months with the Sherman
Oaks Neighborhood Council to ensure the project provides tangible benefits to the,
community.
Approval of the requested Zone Change provides a uniform zoning pattern over the site
that facilitates the creation of a medium density infill mixed-use development within
walking distance of numerous jobs and quality transit opportunities.
Without the Zone
Change the site's multiple zoning designations provides a density inconsistent with the
Regional Commercial Land Use Designation.
This. type of development has a direct
relationship to the City's ·ability to minimize vehicle miles traveled. An inability to develop
higher density housing at a prime location adjacent to jobs and many transit
opportunities would forgo the transportation options that effectively address air quality
issues.
The Zone Change allows residential development to be located close to major transit,
job centers, and shopping areas. The proximity of these uses to the site would facilitate
residents' interaction with the community, bringing more people onto the streets and
providing more customers for local businesses. In addition to the proximity of uses, the
Applicant is proposing street improvements to further encourage pedestrian activity.
Even though the site falls just outside of a Pedestrian Overlay District, the Project is
proposing to implement streetscape and landscape improvements that would provide
further pedestrian improvements to the area. The project is considering a series of
improvements consistent with the Sherman Oaks Streetscape Plan. The proposed
13,OOO-square foot Public; Plaza with its trees, tables and benches would create a
comfortable gathering place for patrons and community members. If permitted by the
Bureau of Engineering, the intent would be to create a seamless design from curb to
building. The design would include paving, landscaping and street furniture consistent
with the plans for Pedestrian Oriented areas in the Specific Plan. Additionally, the
Applicant has agreed to landscape and maintain a publicly owned strip of land which
divides Sepulveda Boulevard from North Sepulveda Boulevard.
Good Zoning Practices
The City's existinq long range planning documents designate this site for uses more
intense than have previously existed on the site. Historically, slightly less than 50% of
the site was developed with single family homes, while the remaining development area
was divided
relatively equally between the now-demolished office building site, its
surface parking and multi-family development parcels. The General Plan's Regional
Commercial designation, applicable to this site, is applied to higher-density places
whose physical form is substantially differentiated from the lower-density neighborhoods
of the City. Consistent with General Plan's vision,the Community Plan and the Ventura
Cahuenga Specific Plan designate the site a Regional Commercial land use. While the
Community Plan refers to the site as one of the Plan's "major development opportunity
sites", the Ventura Cahuenga Boulevard Specific Plan defines the land use as "a focal
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point of regional commerce, identity and activity and containing a diversity of uses, such
as corporate and professional offices, residential, retail, commercial malls, government
buildings, major health facilities, major entertainment
and cultural facilities and
supporting services". In order to facilitate these consistent visions of the various Plans,
the Community Plan establishes the following compliant zones, CR, C1.5, C2, C4,
RAS3, RAS4, R3, R4 and R5.
Currently, the site is comprised of 18 assessor parcels covered by four different zones,
(Q)CR-1L, (Q)P-1L, R3-1L and R1-1L. Two of the four existinq zoning designations or
approximately 70% of the site, the R1 (approximately 50% of the site) and P1
(approximately 20% of the site) deSignations, are inconsistent with the Community
Pian's Regional Commercial land use designation.
A basic principle of good zoning
practice, and State law as required by Government Code 65455, is consistency between
the General Plan land use designation and zoning designations. In addition to creating
consistency between the General Plan and the site's Zoning, the Zone Change would
eliminate the "Q" conditions applicable to the now-demolished commercial structure and
its surface parking.
This inconsistent zoning pattern creates significant challenges to the development of a
unified development. A unified zoning pattern with a single zone allows for the creation
of an efficient site plan based on the shape and size of the site and not on outdated
zoning designations. The existing zoning pattern prescribes separate development
standards and a conflicting list of permitted uses. The individual yard requirements are
a good example of a problematic development standard which requires breaks in a
structure based on an arbitrary zone boundary and not based on sound site planning
standards.
The conflicting list of permitted uses for the site would only permit low
density housing over the majority of the site, while precluding housing and commercial
uses on other portions of the site. Consequently, the disjointed and illegal zoning pattern
discourages a unified development and excludes the Applicant's ability to construct a
single integrated well-designed project.
The C2-2 Zone Change proposed for this site is consistent with the dominant zoning
south of the site (located in the same Regional Commercial land use desiqnation) which
is developed with dense residential and commercial development. These adjacent C2-2
areas are developed with numerous commercial office buildings, including the CitiBank
tower, the CoAmerica tower and the City National building, which combine to create the
bulk of the 6.5 million square feet of commercial office space in the area. The Sherman
Oaks Galleria, which enjoys this same C2 zoning, not only provides a regional
entertainment draw, but also provides restaurant, retail and additional office uses. The
adjacent motel and the Grand Apartments are developed on R4 zoned sites which are
consistent with the density permitted by the C2 zone.
However, the R4 prohibits
neighborhood-serving
uses which as discussed below eliminate a trip reduction aspect
of the project.
In addition to being consistent with the surrounding zoning, the C2-2 zone allows for a
mix of uses which directly responds to a major concern of the community: traffic. The
area's peak period traffic congestion is based on the combination of the existing
development in the immediate area and more importantly its location as a gateway into
the job-rich Westside of Los Angeles and the Cities of Santa Monica and Culver City.
The number of jobs located on the Westside draws hundreds of thousand motorists
through the Sepulveda pass regardless of what development occurs in Sherman Oaks.
The C2-2 zone change allows for the creation of urgently needed housing. The housing
is not only needed because the Housing Element highlights "an urgent need" throughout
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the City; it is also needed to provide housing density near jobs and transit in an attempt
to address future congestion growth. While not all future residents will work in the area
or use public transit, there would be realistic opportunities for residents to avoid the
single occupancy vehicle by walking to work or taking transit.
In addition, allowing
commercial uses on the site that are focused on neighborhood services provides an
additional trip reduction advantage as they provide convenient access to goods and
services for both project and area residents as well as area employees.
/

The approval, of the C2-2 Zone Change facilitates the construction of a mixed-use
project which the Federal, State and Local Governments believe are critical to
addressing greenhouse gas emission by reducing vehicle miles traveled, which in turn
has implications on one of Los Angeles' pressing issues: traffic congestion. The US
Department
of Housing and Urban Development's
Sustainable
Housing and
Communities program includes the following policy overview: "By ensuring that housing
"is located near job centers and affordable, accessible transportation, we will nurture
healthier, more inclusive communities ... " At the State level, in 2008 California adopted
SB 375, legislation that linked transportation planning and funding to land use and
housing needs. In 2007, the City adopted GREEN LA: An Action Plan to Lead the
Nation in Fighting Global Warming.
According to the City Housing Element, this
environmental challenge is addressed by "directing growth to transit-rich and job-rich
centers and supporting the growth with smart, sustainable inflll development and
infrastructure investments."
This infill site is an ideal location to promote these various policy initiatives by locating
residential units proximate to employment opportunities and high quality transit. From a
residential perspective, the Zone Change would locate "housing In a manner which
reduces vehicular trips and makes it accessible to services and facilities" and with
access to transit. This site is located along Sepulveda Boulevard (a Major Highway)
which is serviced by an MTA Rapid Bus providing access to the very successful Orange
Line via Rapid Line 734 and Local 234. There are two additional Rapid Buses lines (750
services Ventura Boulevard and 761 provides transportation to the Westside) with stops
at the intersection Ventura and Sepulveda Boulevards. Not only would new residents be
located above neighborhood-serving
retail uses, they would also be within walking
distance of Ventura Boulevard which offers a multitude of commercial uses, including
employment, shopping, entertainment and dining.
The Zone Change would further
promote pedestrian activity in lieu of driving by facilitating the development of
neighborhood retail shopping opportunities within walking distance of numerous existing
residential and commercial uses in the area. Goal 1 of the Commercial section within
the Community Plan supports the proposed Zone Change as well when it states:
Plan policy provides for the development of single or aggregated parcels for mixed
use commercial and residential development. These structures would normally
incorporate retail, office, and/or parking on the lower floors and residential units on
the upper floors. The intent is to provide housing in close proximity to jobs, to reduce
vehicular trips, to reduce congestion and air pollution, to assure adequate sites for
housing, and to stimulate pedestrian oriented areas to enhance the quality of life in
the Plan area.
A common concern of area residents is the morning peak period congestion near the
intersection of Ventura and Sepulveda Boulevards. However, contrary to long-standing
notions that high density development generates traffic congestion, projects such as this
one, which locate housing proximate to transit and jobs, have proven to be effective in
mitigating the effects of higher density through the promotion of transit usage and
walkability.
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It is well documented that the proximity of housing, employment and transit, facilitates
the reduction of vehicle miles traveled.
According to Transit Cooperative Research
Program Report 128: Effects of TOO on Housing, Parking and Travel sponsored by the
Federal. Transit Administration: "This research helps confirm what had been intuitively
obvious: TOO housing produced considerably
less traffic than is generated by
conventional development." The anticipated level of reduction was discussed on page 9
of Growing Cooler:. The Evidence on Urban Development and Climate Change which
~~

J

"When viewed in total, the evidence on land use and driving shows that compact
development will reduce the need to drive between 20 and 40 percent, as compared with
development on the outer suburban edge with isolated homes, work places and other
destination. It is realistic to assume 30 percent cut in VMT with compact development.", .

I

The City of Los Angeles Housing Element also acknowledges
2.2.3 A of the Housing Element which states

this relationship in Policy

"Provide additional "trip credits" for residential development that is located in
close proximity to Metro fixed rail and fixed guideway stations and transit stops
with frequent (1.5 minute frequency or less between 7:00 am and 6:30 pm) bus
service. Provide additional trip credits for mixed-use development and mixed
income development
located near transit. Reduce project required traffic
mitigations".
Notwithstanding this policy, to provide the most conservative analysis LAOOT did not
factor in trip reductions consistent with these policies when outlining the scope of this
project's traffic study.
Approval of the Zone Change also would promote good zoning practices by facilitating
the development of a project well-positioned to accommodate the needs of a growing
population in close proximity to transit lines and commercial corridors.
Based on the foregoing, the Zone Change promotes good zoning practices by unifying
disparate and inconsistent zoning classifications into a coherent zoning pattern and by
facilitating the development" of a project that can maximize the ability of the residents and
employees to reduce vehicles miles traveled by applying zoning to the site that is
consistent with zoning of neighboring properties.
Specific Plan Exceptions
3.

That the strict application of the regulations of the specific plan to the subject
property would result in practical difficulties or unnecessary hardships inconsistent
with the general purpose and intent of the specific plan.
Strictly applying the Ventura-Cahuenga
Boulevard Corridor Specific Plan's regulations
relating to Height Limit, Floor Area, Lot Coverage, and Front Yard Setback requirements to
this unique site creates practical difficulties for any development on this site. The site's
configuration, its existing zoning, its location proximate to its surrounding commercial and
residential uses and the Project's proposed use provide justification to deviate from
regulations that impose these practical difficulties.
The subject site is an irregular-shaped property having only 3 borders instead of the four
borders that frame most properties and development sites. The property is also isolated
from single-family residential zones, which typically abut commercial development along
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Ventura Boulevard. In contrast to most sites located in the Specific Plan, the subject site
is not abutting or located across a locally designated street or alley from single family
zoning. Rather, the site is separated from single family zoning by over 250 feet, including
the width of Sepulveda Boulevard and the 150-foot deep R3 zoned parcels fronting on the
east side of Sepulveda Boulevard. Sepulveda Boulevard, the eastern boundary, ranges
between 100 to 104 feet in width over the site's 651-foot frontage. Sepulveda Boulevard's
three travel lanes in each direction, curb parking on the east side and center turn lane
create a significant buffer from the project site to the uses to the east. Camarillo Street,
the site's southern border, is a locally designated street that extends only 382 feet to the
west from Sepulveda Boulevard before ending at the 405 Freeway. It provides access to
the corner motel, the Grand Apartments and the Sherman Oaks Galleria's 6-story parking
structure and its service road that accesses loading docks and ultimately Ventura /
Boulevard.
A curving and elevated freeway interchange from the northbound 405
Freeway to the eastbound 101 Freeway creates an 873-foot long northwest property
boundary. The majority of this boundary is demarked by a 26-foot tall sound wall running
the majority of its length. While this infill development site gains an advantage by its
relative isolation from single family development, having an almost 3-story sound wall
running along one property line creates practical difficulties and an unnecessary hardship.
The split zoning, consisting of (Q)CR-1L, (Q)P-1L, R3-1L and R1-1L zones, prevents a
unified development. The subject site, therefore, is now mainly vacant and underutlized,
and has languished in that condition for years due its outdated land use restrictions. Two
of the four existing zoning designations, the R1 Zone (approximately 50% of the site) and
P1 Zone (approximately 20% of the site), are inconsistent with the Community Plan's
Regional Commercial land use designation.
In addition to creating consistency between
the General Plan and the site's zoning, the requested Zone Change would eliminate the
"Q" conditions applicable to the now-demolished commercial structure and its surface
parking. Although the current split-zoning configuration would be remedied by approval of
the Applicant's Zone Change request, the underlying split zoning nevertheless represents
a unique hardship in that the obsolete and inconsistent zoning has contributed to the
underutilization of the site today.
The site's adjacency to commercial uses is also an important consideration relative to the
requests. The site is in close proximity to 6.5 million square feet of commercial office
space. In addition to a number of the jobs provided within that space, there are hundreds
more jobs in the area's retail and service businesses.
The proposed Project is
appropriately locating housing density in a location which addresses Specific Plan traffic
considerations.
The first purpose of the Specific Plan is to "assure that an equilibrium is maintained
between the transportation infrastructure and the land use development."
The site's
proximity to a large employment node and quality transit creates an opportunity to further
the goal of this equilibrium. As outlined in the Housing Element there is a defined need for
housing to be provided throughout the City and in the Sherman Oaks area. If housing is not
built on this site, it will be built elsewhere in the community. There are few, if any, locations
able to achieve the trip reduction potential of the proposed site due to its proximity to jobs
and transit. This proximity is important because it is very likely the future residents of these
other sites would travel the same transportation corridors, but would not gain the value of
the trip reduction opportunities provided by compact development.
Transit adjacency is
another important site consideration because this key transit intersection is served by three
separate Rapid Bus lines providing high quality transit access to numerous regional job
centers . including the Van Nuys Government
Center, Warner Center, Westwood
Village/UCLA and Universal City. These Rapid Bus lines also connect with the very
successful Orange bus line and Metro Rail Red transit line, further dramatically expanding
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transit mobility, Consequently, this proposed Project in this location is better situated to
promote the equilibrium between transportation infrastructure and land use development
contemplated by the Specific Plan.
Floor Area
Strict enforcement of the Specific Plan floor area ratlo for the site makes impractical the
construction of a mixed-use development that maximizes the Specific Plan's equilibrium
desires and the Federal, State and City's desires of locating housing near jobs and transit.
The City's Housinq Element highlights an "urgent need" to build housing in the City. It
anticipates that Sherman Oaks can accommodate approximately 4,300 units over the
course of the remaining seven-and-a-half years of the Housing Element period between
January 2007 and June 2.014. The subject site presents a unique opportunity to
accommodate a substantial amount of this housing demand allocation. The site's proximity
to jobs and transit makes it an ideal in-fill development site for a dense residential project.
The project site is located close to employment opportunities and transit options located
within % mile of the site. Due to the proximity to jobs and transit, this site offers an
opportunity for the City' to reduce vehicle miles traveled and create the desired
transportation equilibrium. While other sites might be available and combine to provide the
same housing benefit, there are few locations that so substantially and completely further
the vision of reduced vehicle miles traveled. It is very likely the future residents of other
sites less proximate to jobs and transit would travel the same transportation corridors.
However, due to their distance from the employment node and the transit connections
along Ventura Boulevard, those sites would not provide the compact development known to
reduce vehicle miles traveled.
While the FAR al.lowed on the property would generate a substantial commercial (office or
retail) development, such a development would neither address the area's housing needs
nor the Specific Plan's equilibrium desire. Moreover, there is a market need for housing
and some limited neighborhood-serving commercial uses in the area, but the same cannot
be said for an office or large volume retail uses. The creation of large scale commercial
development at this site, as would be consistent with the Specific Plan, would generate
considerably more traffic trips than the proposed project. Additionally, a practical difficulty is
imposed on a residential proposal at this site by an FAR limitation that impacts the ability to
maximize housing created at this location.
There is a relationship between compact
development and trip reductions. Consequently, an increased FAR becomes appropriate if
it furthers the stated goal of transportation equilibrium via vehicle miles traveled and the
resulting trip reductions.
Strictly enforcing the floor area standards on a site that necessitates building a podium to
deter the practical difficulties associated with an adjacent 26-100t sound wall would impose
an unnecessary hardship by limiting the only viable use (multi.-family residential) to a
density that is not supportable and a design that is not practical.
As demonstrated
elsewhere in these findings, a podium is necessary to raise the base of the multi-family
development above the curving and elevated freeway interchange and sound wall. This
sound wall reaches 26 feet in height from finished grade following the majority of the arc
along the freeway interchange and along the northwest border of the subject property.
Building a podium is therefore necessary to overcome this unique site constraint.
Further, the strict adherence to the Specific Plan's floor area limitation of 1,.5 to 1 is
inconsistent with the General Plan's land use designation of Regional Center and the
Community Plan's land use designation of Regional Commercial. Therefore, Denial of the
requested exception would result in practical difficulties and unnecessary hardship
inconsistent with the general purpose and intent of the Specific Plan.
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Height
The lengthy sound wall alongside the freeway interchange stands close to three stories tall
creating practical difficulties for a residential development on this site. This wall restricts
light and air along the site's longest boundary, negatively impacting the marketability of the
first two or three residential levels if the residential development was built at grade. In order
to compensate for practical problems created by this wall, the first level of residential needs
to be elevated at or above the sound wall level. Consequently, the Applicant is proposing a
podium design elevating the first residential level 26 feet above grade, equal to the height
of the sound wall, thereby generating marketable units with ample light, air and views.
Equally important to the need to locate the first residential level above the wall is the need
to create a project which is sensitive to nearby residential uses.
.I
Two-thirds of the proposed Project is designed with building heights consistent with the 75foot height limit established by the Specific Plan. Within this 75-foot limit, six stories of
residential component can be provided on top of the podium.
However, the current
proposal includes a stair-stepping design which removes the top two levels fronting along
Sepulveda Boulevard in order to create a design sensitive to the surrounding community
and consistent with the surrounding built environment.
Building atop the necessary podium while limiting height to 75 feet and providing the stairstepping design compatible to the area would not result in a physically viable project. This
is a practical difficulty arising from a unique physical hardship on-site. However, where the
unique condition of one's property combined with an inability to use the property for the
purposes of its existing zoning caused by the prevailing uses of surrounding property
causes the financial hardship, an exception to the rule is permissible.
Fortunately, this
increased height can be accommodated on this atypical development site without creating
negative impacts.
The height increase does not violate the spirit of the Specific Plan, which primarily is
focused at limiting the impact of development on abutting single-family residential uses.
Given the site's unique location, the additional requested height does not result in any
shade/shadow
impacts or privacy concerns on surrounding
land uses, especially
neighboring single family residents, which are removed at a minimum of 250 feet away from
the project site. The site's distance from the single family zoned properties is one of the
unique site characteristics and one that makes it atypical in the Specific Plan area, where
most commercial developments are contiguous to single family residential properties. As
designed, the Project's stair-stepping
configuration
responds
directly to its built
environment.
The Sepulveda Boulevard frontage is designed with a 4-story structure
consistent with the 4.5 levels associated with the Grand Apartments to the project's south.
The building's height steps up as it transitions toward the site's center and rear. As a result,
the increased heights are adjacent to the freeway interchange and the Sherman Oaks
Galleria's multi-story parking structure.
The proposed building heights are consistent with or lower than many of the existing
buildings in the area including the Galleria, its parking structure, the 16-story Co me rica
Bank building, the approximately 20-story National City Bank building, 13-story CitiBank
Building as well as other structures found in the Regional Commercial area surrounding the
intersection of Sepulveda and Ventura Boulevards (Exhibit 0: surrounding height graphic).
These nearby taller structures are consistent with the "Regional Center" land use
designatipn in the General Plan Framework, which defines "Regional Centers" as
characterized by 6- to 20-stories (or higher). As a result, the proposed project's height is
consistent with the General Plan Framework, the Community Plan and the built
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environment. As designed, the project's height would be located towards the center and
rear of the site, as far away as possible from the single-family homes located east of
Sepulveda Blvd.
Based on the foregoing,
strict application
of the Specific Plan's
height limit to the project would result in practical difficulties.
Lot Coverage
The proposed project is consistent with the spirit of the Specific Plan's goal to break up the
mass of a development by establishing a lot coverage limitation. By breaking the mass of a
project, an attractive and harmonious development is generated which is sensitive to its
surrounding uses. This is especially important for the typical development site along the
Ventura Boulevard Corridor which abuts or is very close to R1-zoned properties /
necessitating the need for a lot coverage limitation. The proposed project is atypical in that
the closest R1 zoned properties are approximately 250 feet to the east and are separated
from the project site by the width of Sepulveda Boulevard and the R3 zoned properties
adjacent to the east side of Sepulveda Boulevard. While this project proposes lot coverage
3.5% greater than the 75% permitted, the podium design creates practical challenges
related to this constraint.
The project site's irregular shape is defined by a long sound wall which creates practical
challenges when developing the site with residential units.
In order to address this
development constraint, the Applicant is proposing the construction of a parking podium in
order to elevate the first level of residential above the sound wall. As a result, the. podium
design limits the amount of ground level area which can be left completely open to the sky,
but the project achieves the massing modulation intent of the Specific Plan and provides a
significant amount of open space on its podium level.
By creating a smaller podium, and thus reducing the lot coverage, practical difficulties are
created for the project. A smaller podium could impact the design of the project in a variety
of ways. One impact of a smaller podium would be to reduce the open space areas located
on the podium which would reduce the large spacious open areas planned for the
development.
In addition, by raising the usable open space to the podium level, there is
greater light access and a reduced impact of traffic noise.
As planned, these courtyard
areas provide ample light and air for not only the open areas but also for the residential
units. A smaller podium would narrow the open space areas by moving the building
(fingers) closer together which in turn would increase the difficulty of protecting each
resident's privacy within their respective units. A final design response could be a reduction
in the number of units.
As proposed, the project mass is broken along its vertical and horizontal planes to such a
degree that it creates consistency with the spirit of the lot coverage limitation. The project's
Sepulveda Boulevard frontage is developed with a spacious, publicly accessible 13,000square foot Public Plaza that creates building setbacks ranging from 18 inches along the
neighborhood retail uses, to 10 feet in front of the proposed grocery store and up to 70 feet
at the Plaza's depth. This Plaza exceeds any publicly accessible open space within the
Specific Plan, including the approximately 9,000 square foot open space provided by the
Sherman Oaks Galleria. Vertically, the project provides a variety of building heights by
stair-stepping the building heights along various locations on the site. Further breaking up
the mass of the project is more than 60,000 square feet of open space gardens located on
top of the podium. Without consideration of the open space on the podium, the project
slightly exceeds the 75% prescribed by the Specific Plan. If this podium level open space
area, which Significantly breaks up the mass of the building, could be included in the lot
coverage calculation, it would reduce down to approximately 60%. Even without those
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areas, the proposed Project is consistent with the Specific Plan's lot coverage intentions
and only slightly exceeds the defined limitation. As it stands, the requested maximum lot
coverage of 78.5% at grade is an otherwise minor increase of the lot coverage necessitated
by the project site's unusual circumstance. The site's configuration, its location proximate to
its surrounding uses and the Project's proposed use provides justification to deviate from a
regulation that in this case imposes an unnecessary hardship.
Front Lot Line Setback
The Specific Plan imposes a maximum 10-foot front yard setback to create a pedestrian
friendly development, which places active and attractive uses along pedestrian corridors in
an attempt to foster greater pedestrian activity.
In certain areas of the Specific Plan, the.'
City has created Pedestrian Oriented areas, which utilize a set of design standards
facilitating pedestrian comfort. While the project site is immediately north of the Pedestrian
Oriented District near the Sherman Oaks Galleria, the proposed mixed-use project is a
natural extension of the area and proposes pedestrian friendly improvements.
The
Applicant is proposing a series of improvements to enhance the pedestrian realm, including
the creation of a large Public Plaza that will prove inviting to area residents and workers.
The Applicant agreed to submit to the Department of Public Works for their review and
approval a Pedestrian, Streetscape and Transit Enhancement Plan providing pedestrian,
streetscape and transit enhancements to promote consistency with the neighboring
Sherman Oaks Streetscape and Design Plan which fosters a high-quality pedestrian
environment along the Project's Sepulveda Boulevard frontage. The Plan may include such
features as street trees, planter boxes, street furniture, improvements to broken and uneven
sidewalks, sidewalk and intersection scoring, street lighting, bicycle racks, bus shelters, and
urban swales.
The inclusion of the above-referenced
pedestrian amenities still allows the Project to
comply with the setback requirements along most of the Sepulveda Boulevard frontage.
However, it does prohibit a key feature of this enhanced pedestrian environment: the Public
Plaza. Strict compliance would not permit the expansive 13,000-square-foot open plaza.
The Public Plaza, which became larger as a result of community input during the public
outreach process. This amenity would provide a more pedestrian friendly project that
enhances the streetscape, consistent with the purpose and intent of the Specific Plan.
A practical difficulty is created on the Project by the strict implementation of the Specific
. Plan's 10-foot maximum setback requirement. This becomes an unnecessary hardship in
that it does not allow the Project to provide an amenity which promotes pedestrian activity
envisioned in the area. As a result, the Applicant is requesting to exceed the 10-foot front
yard setback by 59 feet for 137 lineal feet of the project's approximate 461-lineal foot
Sepulveda Boulevard frontage to accommodate portions of the approximately 13,000square foot Public Plaza, which is approximately 69 feet deep and approximately 137 feet
wide. Strict application of the Specific Plan's front yard setback would prohibit the Applicant
from providing the desired Public Plaza, thereby eliminating this publicly accessible open
space amenity that serves to activate pedestrian activity as proposed by the Specific Plan.
Notably, Purpose H of the Specific Plan seeks to "promote an attractive pedestrian
environment which will encourage pedestrian activity and reduce traffic congestion." This
purpose would not be achieved by strict adherence to the front yard setback, as the result
would be the elimination of an attractive project feature that enhances pedestrian activity.
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That there are exceptional circumstances or conditions applicable to the subject
property involved or to the intended use or development of the subject property that
do not apply generally to the other property in the plan area.
Site Configuration and Location
The subject site is an irregular shaped property having only 3 borders instead of the four
borders that frame most properties and development sites. At approximately 196,673
square feet (4.5 acres) of pre-dedicated lot area, the site is larger than the vast majority of
the sites in the Regional Commercial land use designation of the Specific Plan. It is the
only such site that is adjacent to a nearly 3-story, 26-foot tall sound wall running along the
majority of its longest border, which negatively impacts the site's light and air circulation.
Its northwestern boundary stretching from the southwestern portion of the project all the .
way to the northeastern portion is a curved shape outlining the interchange connection
between the 405 and the 101 Freeways.
The arc boundary creates a site planning
constraint atypical of other properties in the Specific Plan area. Also, while the vast
majority of the property in the Specific Plan area is within 350 feet of Ventura Boulevard,
the focal point of the Specific Plan, the closest portion of this site is 1,330 feet from
Ventura Boulevard and it extends northward an additional 500 feet. In addition, in contrast
to most of the Specific Plan sites, the subject site is not abutting or located across a locally
designated street or alley from single family zoning. In this particular case the site is
separated from R1 zoned properties by over 250 feet including the width of Sepulveda
Boulevard and the iSO-foot deep R3 zoned parcels fronting the east side of Sepulveda
Boulevard.

I

Existing Zoning
The split zoning, consisting of (Q)CR-1L, (Q)P-1L, R3-1L and R1-1L zones, has prevented
redevelopment of this site. The subject site is under-utilized and has remained vacant for
a number of years.
Two of the four existing zoning designations, the R1 Zone
(approximately 50% of the site) and Pi Zone (approximately 20% of the site) designations,
are inconsistent with the Community Plan's Regional Commercial land use designation.
R1 zoned lots, approximately 35 in all, are very rare in the 17-mi.le long Specific Plan.
Forty five percent (or 15) of the R1 zoned lots are located on the project site and these are
the only R 1 zoned lois with a Regional Commercial land use designation in the Specific
Plan. In addition to creating consistency between the General Plan and the site's zoning,
the requested Zone Change would eliminate the "Q" conditions applicable to the nowdemolished commercial structure and its surface parking.
Although the current splitzoning configuration will be remedied by approval of the Applicant's Zone Change request,
the underlying split zoning nevertheless represents an exceptional circumstance in that the
obsolete and inconsistent zoning has contributed to the underutilization of the site today.
Surrounding Built Environment
The site's adjacency to commercial uses, including numerous jobs, employment centers,
retail centers, and public transit options, also creates an exceptional circumstance relative
to the requests. The site is in close proximity to 6.5 million square feet of commercial
office .space, In addition to all of the jobs provided within that space, there are hundreds
more jobs in the area's retail and service businesses. Adjacency to mass transit options is
another important site consideration.
The project is within X mile of the intersection of
Ventura and Sepulveda Boulevards where major bus routes are located. This key transit
intersection is served by three separate Rapid Bus lines providing high quality transit
access to regional jobs centers including the Van Nuys Government Center, Warner
Center, Westwood Village/UCLA and Universal City. These Rapid lines also connect with
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the very successful Orange bus line and Metro Rail Red transit line, further expanding
transit mobility.
The combination of the considerations
outlined above creates a special
circumstances that are not applicable to any other properties in the area.
5.

set of

That an exception from the specific plan is necessary for the preservation and
enjoyment of a substantial property right or use generally possessed by other
property within the specific plan are in the same zone and vicinity but which,
because of special circumstances and practical difficulties or unnecessary
hardships, is denied to the property in question.

The special circumstances, practical difficulties, and unnecessary hardships applicable to
this site are set forth above. Therefore, exceptions from the Specific Plan are necessary
for the preservation and enjoyment of a substantial property right possessed by properties
within the Specific Plan area in the same zone and vicinity. The site is and has been
significantly underutilized for years in relationship to other uses in the area and the site's
land use designations. A fundamental property right enjoyed and generally possessed by
every other property in the area is to put property to practical use.
Practical use of this property is limited in many respects because the area is already
saturated with retail centers and office space. Additionally, an all commercial use would
generate far more vehicle trips than would the Project, even if proposed only at the 1.5 t01
FAR limit. When these factors are combined with the housing needs outlined in the City's
of Los Angeles Housing Element, it becomes clear a mixed-use project focused on
residential uses is most appropriate land use for the property.
Floor Area
Strictly enforcing the floor area standards on a site that necessitates building a podium to
escape the practical difficulties generated by a 26-foot sound wall would impose an
unnecessary hardship by limiting the most viable use (multi-family residential) to a density
that is not supportable and a design that is not practical. As previously discussed, multifamily residential development is the appropriate use on this site. A podium is necessary
to raise the base of any multi-family development above the curving and elevated freeway
interchange and sound wall. This sound wall reaches 2q feet in height from the property
site grade following the majority of the arc of the freeway interchange along the northwest
border of the subject property. Building a podium is therefore necessary to overcome the
practical difficulty generated by the sound wall. The Specific Plan floor area limitation of
1.5: 1 does not provide enough floor area to offset the construction cost of the podium
design, creating an unnecessary hardship on the site.
Height
The construction of the proposed project faces practical difficulties when creating a
marketable residential development.
As outlined previously, the extended elevated
freeway interchange and its high sound wall creates a hardship in that it restricts light and
air which are essential elements of a successful residential project.
In order to
compensate for practical problems created by this wall, the first level of residential needs
to be elevated at or above the sound wall level. In order to achieve this, the Applicant is
proposing a podium design to elevate the first residential level 26 feet up in the air above
the interchange and its sound wall. The project site's adjacency to a freeway interchange
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with a high sound wall barrier is a special circumstance not shared by other properties in
this vicinity, and as a result, an exception from the s.pecif.ic plan's height limit is necessary
for the preservation and enjoyment of a substantial property right or use generally
possessed by other property within the specific plan area in the same zone and vicinity.
The height increase is consistent with the spirit of the Specific Plan which strives to limit
the impact of development on abutting uses which are typically single family residential
uses. This site is uniquely located in its ability to accept increased heights without creating
any direct shade/shadow or privacy concerns on surrounding land uses, especially
neighboring single family residents, which are removed at a minimum of 250 feet away
from the project site. The site's distance from the single family zoned properties is one of
the unique site characteristics and one that makes it atypical in the Specific Plan area, I
where most commercial developments
are contiguous to single family residential
properties. As designed the Project's stair-stepping configuration responds directly to its
built environment.
As a result, the increased heights are adjacent to the freeway
interchange and the Sherman Oaks Galleria's multi-story parking structure. The proposed
building heights are consistent with or lower than many of the existing buildings in the area
including the Galleria, its parking structure, the 16-story Comerica Bank building, the
approximately 20-story National City Bank building, 13-story Citifsank Building as well as
other structures found in the Regional Commercial area surrounding the intersection of
Sepulveda and Ventura Boulevards.
Therefore, due to the special circumstances and
practical difficulties generated by the 26-foot sound wall, a height increase is justified in
order avoid an unnecessary hardship and to maintain a substantial property right
possessed by other property within the Specific Plan area.
Lot Coverage
The proposed project is consistent with the spirit of the Specific Plan's desire to break up
the mass of a development by establishing a lot coverage limitation.
By breaking the
mass of a project, an attractive and harmonious development is generated which is
sensitive to its surrounding uses. This is especially important as many development sites
along the Ventura Boulevard Corridor abut or are very close to R1-zoned properties that
necessitate the need for a lot coverage limitation. The proposed project is not proximate
to single family residences on R1 zoned properties, as the nearest R1 zoned parcels are
approximately 2.50 feet to the 'east, buffered from the project site by the width of Sepulveda
Boulevard and the R3 zoned properties fronting on the east side of Sepulveda Boulevard.
While this project proposes lot coverage 3.5% larger than the 75% permitted, the podium
design creates practical challenges related to this constraint.
As previously discussed, the project site's irregular shaped border is defined by a long
sound wall and elevated freeway interchange which creates special circumstances and
practical challenges when developing the site with residential units. In order overcome the
hardship created by this development
constraint, the Applicant is proposing the
construction of a parking podium elevating the first level of residential above the sound
wall. As a result, the podium design limits the amount of ground level area which can be
left completely open to the sky, but the project achieves the massing modulation intent of
the Specific Plan.
A smaller podium could impact the design of the project in a variety of ways, each of which
has negative implications. One impact of a smaller podium would be to reduce the open
space areas located on the podium which would negatively impact the large open areas
designed for the project. In addition, by raising the usable open space to the podium level,
there is greater access to light which makes the linear courtyards more pleasant and
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usable. The elevated podium also reduces the impact of the traffic noise.
As planned
these courtyard areas provide ample light and air for not only the open areas but also for
the residential units. A smaller podium would narrow the open space areas by moving the
building (fingers) closer together which in turn would increase the difficulty of protecting
each resident's privacy within their respective unit. A final design response could be a
reduction in the number of units.
r

The project mass is broken along its vertical and horizontal planes to such a degree that it
creates consistency with the lot coverage limitation. The project's Sepulveda Boulevard
frontage is developed with a spacious, publicly accessible 13,OOO-square foot Public Plaza
that creates building setbacks ranging from 18 inches along the neighborhood retail uses,
10 feet in front of the proposed grocery store and up to 70 feet at the Plaza's depth . .1
Vertically, the project provides a variety of building heights ranging from 4 stories up to '8
stories and the stepping of the building heights occurs at various locations on the site.
Further breaking up the mass of the project is the extensive, more than SO,OOOsquare feet
of open space gardens located on top of the podium. Without consideration of the open
space on the podium, the project slightly exceeds the 75% maximum lot coverage
prescribed by the Specific Plan. If this open space area, which effectively breaks up the
mass of the building, could be included in the lot coverage calculation, it would reduce
down to approximately 60%. Even without those areas, the proposed project is consistent
with the Specific Plan's spirit in that the project's massing is modulated and only exceeds
the maximum lot coverage requirement by, a small, reasonable amount. Therefore, the
site's configuration and adjacency to a freeway interchange with a high sound wall create
special circumstances and practical difficulties such that an exception to the specific plan
is necessary for the preservation and enjoyment of a SUbstantial property right or use
generally possessed by other property within the specific plan area in the same zone and
vicinity.
Front Lot Line Setback
The Specific Plan imposes a maximum 10-foot front yard setback in a desire to create a
pedestrian friendly development which places active and attractive uses along pedestrian
corridors in an attempt to foster greater pedestrian activity and lesser use of vehicles.
In
certain areas, the City has created Pedestrian Oriented areas which utilize a set of design
standards facilitating pedestrian comfort. While the project site is immediately north of the
Sherman Oaks Galleria and its Pedestrian Oriented area, the proposed mixed-use project
is a natural extension of the area and is proposing pedestrian friendly improvements. The
project is proposing a series of improvements to enhance the pedestrian realm, including
the creation of a large Public Plaza that will prove inviting to area residents and workers.
The Applicant agreed to submit to the Department of Public Works for their review and
approval a Pedestrian, Streetscape and Transit Enhancement Plan to provide pedestrian,
streetscape and transit enhancements to promote consistency with the neighboring
Sherman Oaks Streetscape and Design Plan which fosters a high-quality pedestrian
environment along the Project's Sepulveda Boulevard frontage. The Plan may include
such features as street trees, planter boxes, street furniture, improvements to broken and
uneven sidewalks, sidewalk and intersection scoring, street lighting, bicycle racks, bus
shelters, and urban swales.
The inclusion of the above-referenced pedestrian amenities still allows the Project to
complywith the setback requirements along most of the Sepulveda Boulevard frontage.
However, it does prohibit a key feature, requested by the community, of this enhanced
pedestrian environment: the Public Plaza.
Strict compliance would not permit the
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expansive 13,OOO-square-foot open plaza. The Public Plaza, which became larger at the
request of the community during the public outreach process, has been very well received
in the community and is an expected design feature. The amenity would provide a more
pedestrian friendly project that enhances the streetscape, consistent with the purpose and
intent of the Specific Plan_
An unnecessary hardship is created on the Project by the strict implementation of the
Specific Plan's 10-foot maximum setback requirement
This becomes a practical difficulty
in that it does not allow the Project to provide a publicly accessible Plaza which promotes
pedestrian activity in the area. The Approval of an increased setback to allow for the
Public Plaza is well supported in the community and consistent with the Specific Plan's
goal to activate and beautify the pedestrian environment
To facilitate a pedestrian friendly
environment, the Applicant is requesting to exceed the front yard setback by 59 feet for
137 lineal feet of the project's approximate 461-lineal foot Sepulveda Boulevard frontage
to accommodate portions of the approximately 13,OOO-square foot Public Plaza, which is
approximately 69 feet deep and approximately 137 feet wide. This proposed Public Plaza
will be a significant amenity feature for both residents and members of the local
community, and should enhance pedestrian activity along Sepulveda Boulevard,
Strict application of the Specific Plan's front yard setback would prohibit the Applicant from
providing the desired Public Plaza, thereby eliminating this publicly accessible open space
amenity that serves to activate pedestrian activity as proposed by the Specific Plan.
Notably, Purpose H of the Specific Plan seeks to "promote an attractive pedestrian
environment which will encourage pedestrian activity and reduce traffic congestion." This
purpose would not be achieved by strict adherence to the front yard setback, as the result
would be the elimination of an attractive project feature that enhances pedestrian activity.
The Approval of an increased setback to allow for the Public Plaza is well supported in the
community and is, in part, necessitated by special circumstances and practical difficulties
created by the elevated freeway interchange_ In order to successfully develop this site the
project requires Exceptions from the Specific Plan, which are necessary for the
preservation and enjoyment of a substantial property right oruse generally possessed by
other property within the specific plan area in the same zone and vicinity. In exchange for
these exceptions, the Applicant has proposed certain conditions including a community
gathering point created by the proposed Public Plaza, which will serve as a beneficial
amenity for neighborhood residents and should enhance pedestrian activity along
Sepulveda Boulevard
As outlined above, there are special circumstances and practical difficulties created by the
freeway interchange and sound wall which are not applicable to other properties in the
area which justify these requests.
6.

That the granting of an exception will not be detrimental
to the public welfare or
injurious
to the property or improvements
adjacent to or in the vicinity of the
subject property.
Granting the requested exceptions will not be detrimental to the public welfare or injurious
to the property or improvements in the area. The proposed development, a mixed-use
project focusing most of its floor area towards residential floor area, would enhance the
site, while generating fewer trips than many of the permitted alternatives and move the
City closer toward the Policy goals of reducing vehicle miles traveled. Granting the
requested exceptions will allow for a cohesive, architecturally attractive, mixed-use project
proximate to public transit, job centers, entertainment, and retail uses_
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The proposed Project would not only clean up a less than attractive site, which has been
underutilized due to its disjointed zoning pattern, it will also provide aesthetic
enhancement to the area. It is proposing a 13,000-square foot Public Plaza, streetscape
improvements within the public right-of-way promoting pedestrian activity and beautifying a
neglected island of public right-of-way.
The Public Plaza would contain extensive
landscape and hardscape improvements creating a community gathering point in front of
the Project, easily accessible to pedestrians along Sepulveda Boulevard. In conjunction
with this Plaza the Applicant is proposing improvements to the public right-of-way fronting
the project consistent with the Sherman Oaks Streetscape and Design plan. Even though
the Sherman Oaks pedestrian area stops short of this property, the Applicant desires to
promote pedestrian activity along Sepulveda Boulevard to Ventura Boulevard. If permitted
by the Bureau of Engineering, the intent will be to create a seamless design from curb to .
building. The design will include paving, landscaping and street furniture consistent with
the plans for Pedestrian Oriented areas in the Specific Plan. Additionally, the Applicant
will work with the Department of Public Works to improve and maintain a neglected island
of public right-of-way bound by Camarillo Street, North Sepulveda Boulevard, Sepulveda
Boulevard and Moorpark Street with a consistent landscape theme. This project is also
proposing articulations to its massing with vertical and horizontal variations to promote
consistency with its surrounding environment.
The Sepulveda Boulevard frontage is
designed with a 4-story structure consistent with the 4.5 levels associated with the Grand
Apartments to the project's south. Vertical variations are created as the building steps up
to 6 and then 8 stories as it move towards the site's center and rear. Podium level
landscaping will be visible from Sepulveda Boulevard, thereby providing additional relief
and texture to the design. Horizontal articulation of the project is provided by the inclusion
of the Public Plaza which pushes a large portion of the building's Sepulveda Boulevard
Street frontage approximately 70 feet from the property line. All of these improvements
combine to promote the public welfare and enhance the aesthetic of the area.
The surrounding area already experiences heavy peak period traffic. Consequently, any
proposed project at this site must respond to this existing traffic conditions and a mixeduse project is the most appropriate type of development to address this concern with traffic
congestion.
The proposed project would generate less than half the daily trips that would be generated
by a big box retail development on the site, developed in compliance with the Specific
Plan's floor area ratio and height requirements. Even a mixed-use project, consistent with
the Specific Plan's mixed-use definition and consisting of a floor area equal to 1.5: 1, would
generate approximately 1,000 more trips than the proposed project, while providing
approximately half of the residential unit density.
The proposed mixed-use project not only creates fewer trips than many alternatives, it
would locate density near a large employment node allowing residents the opportunity to
live closer to their work. At a minimum, the proximity could allow a reduction in vehicle
miles traveled as their commuting miles are reduced, but it could also allow residents to
use transportation alternatives including walking, biking and public transportation.
The
site's proximity, less than a % mile, to the transportation corridor of Ventura Boulevard
would allow residents to relatively easily walk to this employment center or to the three
Rapid bus stops which provide mobility to a variety of other job centers.
The Project is proposing an extensive Transportation Demand Management ("TOM") plan
than will encourage residents and retail employees to utilize alternative transportation
modes to the single occupancy motor vehicle. In concert with this effort, the Applicant is
proposing that a portion of its Project Impact Assessment Fee be used to create an area
wide Transportation Management Organization/Association
(''TMO"). The TMO has the
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ability to incorporate a larger number of area businesses and their employees into a TOM
program focused on reducing some of the existing trips in the area.
The implementation of a Transportation Demand Management plan, along with the
project's proximity to many transit options, would result in a project that will not be
detrimental to the public welfare or injurious to the property or improvements adjacent to or
in the vicinity ofthe subject property.
;'

Floor Area
The approval of a floor area ratio increase for the site will not be harmful to the public
welfare or injurious to the properties in the area because the construction of a mixed-use
development promotes both the Specific Plan's transportation equilibrium goals and the
Federal, State and City's goals of locating housing near jobs and transit. As outlined by
the City's Housing Element there is an "urgent need" for housing and it anticipates that
Sherman Oaks can accommodate approximately 4,300 units over the course of its
January 2007 to June 2014 timeframe. The subject site presents a unique opportunity to
accommodate a substantial amount of this housing demand allocation while creating
consistency with current Planning policies without injury to the surrounding properties.
The site's proximity to jobs and transit makes it an ideal in-fill development site for a dense
residential project. Locating a substantial amount of residential units close to thousands of
jobs and public transit opportunities offers a potential to reduce vehicle miles traveled in
the area. The proposed Project is intended to address both the Housing Element and
Specific Plan goals and purposes, as well as make economic use of the property, through
a mix of residential and community-serving commercial uses. While the FAR allowed on
the property would generate a substantial commercial (office or retail) development, such
a development would not address the housing needs or the Specific Plan's desire for
equilibrium between the transportation infrastructure and land use development in the
Ventura Boulevard Corridor. Moreover, there is a market need for housing and some
limited neighborhood-serving commercial uses in the area, but the same cannot be said
for a floor area compliant office or large volume retail use. Consequently, increasing the
residential floor area of a project located near jobs and transit promotes the public welfare
because it addresses an .urgent housing need and furthers the stated goal of
transportation equilibrium via the reduced vehicle miles traveled.
Height
Due to the site's location and the design of the project, the granting of a height exception
will not be harmful to the public welfare of injurious to the property or improvements in the
area. The height increase is consistent with the spirit of the Specific Plan which strives to
limit the impact of development on abutting uses which are typically single-family
residential uses. The proposed design also moves the mass of the majority of the height
increase to the center and rear of the project.
This site is uniquely located in its ability to accept increased heights without creating any
direct shade/shadow or privacy concerns on surrounding land uses, especially neighboring
single family residents. As designed, the proposed height of the building would be located
toward the center and rear of the site, as far away as possible from the single-family
homes located east of Sepulveda Boulevard. Sepuiveda Boulevard, developed at a 104foot right-of-way, creates a larger buffer between the first residential uses, located in an
R3 Zone, and another 150 feet further away still from the first single family zoned
properties. The mixed-use project is designed to achieve a high level of quality and to be
compatible with the existing uses of the surrounding built environment
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As designed, the Project's stair-stepping configuration responds directly to its built
environment.
The Sepulveda Boulevard frontage is designed with a 4-story structure
consistent with the 4.5 levels associated with the Grand Apartments to the project's south.
The building's height steps up as it transitions toward the site's center and rear. As a
result, the increased heights are adjacent to the freeway interchange and the Sherman
Oaks Galleria's multi-story parking structure, where any potential impacts of the increased
height would not be detrimental to the public welfare or injurious to the property or
improvements adjacent to the subject property.
The proposed building heights are
consistent with or lower than many of the existing buildings in the area including the
Galleria, its parking structure, the 16-story Comerica Bank building, the approximately 20story National City Bank building, 13-story CitiBank Building as well as other structures.'
found in the Regional Commercial area surrounding the intersection Sepulveda and
Ventura Boulevards.
These nearby taller structures are consistent with the "Regional
Center" land use designation in the General Plan Framework, which defines "Regional
Center" as characterized by 6- to 20-stories (or higher). As a result, the proposed project's
height is consistent with the General Plan Framework, the Community Plan and the built
environment.
In order to compensate for practical problems created by the CalTrans soundwall, the first
level of residential needs to be elevated at or above the sound wall level. In order to
achieve this, the Applicant is proposing a podium design to elevate the first residential
level 26 feet up in the air above the freeway interchange and its sound wall. The project
site's adjacency to a freeway interchange with a high sound wall barrier is a special
circumstance and as a result an exception from the specific plan's height limit can be
provided without injuring the surrounding property or being detrimental to the public
welfare.
Lot Coverage
The granting of this lot coverage exception will not harm the public welfare or be injurious
to the surrounding community due to its compatibility with the spirit of the Specific Plan's
desire to break up the mass of a development. By breaking up the mass of a project, an
attractive and harmonious development is generated which is sensitive to its surrounding
uses. The typical development site along the Ventura Boulevard Corridor abuts or is very
close to R1-zoned properties, thereby necessitating the need to impose a lot coverage
limitation. The proposed project is not proximate to single family residences on R1 zoned
properties; as highlighted previously the nearest R1 zoned parcels are approximately 250
feet to the east, buffered from the project site by the width of Sepulveda Boulevard and the
R3 zoned properties fronting on the east side of Sepulveda Boulevard. The proposed
project is surrounded by land uses which will not be impacted by the 3.5% increase in lot
area coverage.
The vast majority of this triangular shaped site is surrounded by two
freeways, the Sherman Oaks Galleria's multi-story parking structure as well as Sepulveda
Boulevard.
While this project proposes lot coverage 3.5% larger than the 75% permitted, it is because
of the podium design that strict compliance cannot be achieved. However, the project
mass is broken along its vertical and horizontal planes to such a degree that it creates
consistency with the spirit of the regulation. The project's Sepulveda Boulevard frontage is
developed with a spacious 13,000-square foot Public Plaza that creates building setbacks
ranging from 18 inches along the neighborhood retail uses, 10 feet in front of the proposed
grocery 'store and up to 70 feet at the Plaza's depth. Further breaking up the mass of the
project is more than 60,000 square feet of open space gardens located on top of the
podium. Without consideration of the open space on the podium, the project slightly
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exceeds the 75% maximum lot coverage prescribed by the Specific Plan. The proposed
project is consistent with the Specific Plan's spirit in that the project's massing is
modulated and only exceeds the maximum lot coverage requirement by a small margin.
Therefore, the site's configuration and adjacency to a freeway interchange with a high
sound wall creates a circumstance requiring a podium design which limits the Applicant's
ability to be 100% consistent with the regulation. However, the project location and its
design ensure that the public welfare is protected and that surrounding properties are not
injured.

/

Front Lot Line Setback
A Specific Plan exception from the maximum 10-foot front yard setback facilitates the
creation of a pedestrian friendly development that promotes the public welfare and would
not be injurious to the surrounding community.. In certain areas, the City has created
Pedestrian Oriented areas which utilize a set of design standards facilitating pedestrian
comfort. While the project site is immediately north of the Sherman Oaks Galleria and its
Pedestrian Oriented area, the proposed mixed-use project is a natural extension of the
area and proposes pedestrian friendly improvements consistent with that Sherman Oaks
Streetscape and Design Plan. The Applicant is proposing a series of improvements to
enhance the pedestrian realm, including the creation of a large Public Plaza that will prove
inviting to area residents and workers.
The Applicant agreed to submit to the Department of Public Works for their review and
approval a Pedestrian, Streetscape and Transit Enhancement. Plan to provide pedestrian,
streetscape and transit enhancements to promote consistency with the Sherman Oaks
Streetscape and Design Plan which fosters a high-quality pedestrian environment along
the Project's Sepulveda Boulevard frontage. The Plan may include such features as street
trees, planter boxes, street furniture, improvements to broken and uneven sidewalks,
sidewalk and intersection scoring, street lighting, bicycle racks, bus shelters, and urban
swales.
The inclusion of the above-referenced pedestrian amenities allows the Project to comply
with the setback requirements along most of the Sepulveda Boulevard frontage. However,
it does prohibit a key feature, requested by the community, of this enhanced pedestrian
environment: the Public Plaza. Strict compliance would not permit the expansive 13,000square-foot open plaza. The Public Plaza, which became larger as part of the public
outreach process, is an expected design feature. The amenity would provide a more
pedestrian friendly project that enhances the streetscape, consistent with the purpose and
intent of the Specific Plan. To facilitate a pedestrian friendly environment, the Applicant is
requesting to exceed the front yard setback by 59 feet for 137 lineal feet of the project's
approximate 461-lineal foot Sepulveda Boulevard frontage to accommodate portions of the
approximately 13,OOO-square foot Public Plaza, which is approximately 69 feet deep and
approximately 137 feel wide. This proposed Public Plaza will be a significant amenity
feature for both residents and members of the local community.
Strict application of the Specific Plan's front yard setback would prohibit the Applicant from
providing the desired Public Plaza, thereby eliminating this publicly accessible open space
amenity that serves to activate pedestrian activity as proposed by the Specific Plan.
Notably, Purpose H of the Specific Plan seeks to "promote an attractive pedestrian
environment which will encourage pedestrian activity and reduce traffic congestion." This
purpose would not be achieved by strict adherence to the front yard setback, as the result
would be' the elimination of an attractive project feature that enhances pedestrian activity.
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This requested exception for the front yard setback permits an amenity that fosters the
public welfare because it promotes pedestrian activity and consequently, cannot be
construed to be injurious to the property or improvements adjacent to or in the vicinity of
the subject property.
7.

That the granting of an exception will be consistent with the principles, intent and
goals of the specific plan and any applicable element of the general plan.

I
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The granting of the exceptions will be consistent with the principles, intent and goals of the
Ventura-Cahuenga Boulevard Corridor Specific Plan, the General Plan Framework, the
Sherman Oaks-Studio City-Toluca Lake-Cahuenga Pass Community Plan, and applicable
elements of the General Plan. The requested exceptions will result in a more aesthetic.'
design and in a development appropriate for the immediate area. The Applicant is
committed to creating a dynamic and visually appealing development that improves the
conditions of the site and improves the character of the surrounding area.
Specific Plan
The Specific Plan designates the site with a "Regional Commercial" land use designation
which is defined in the plan as:
"A land use designation in the Community Plan which is a focal point of regional
commerce, identity and activity and containing a diversity of uses, such as
corporate
and professional
offices,
residential,
retail commercial
malls,
government buildings, major health facilities, major entertainment and cultural
facilities and supporting services."
Purpose Statement A of the Specific Plan, which provides: "To assure that an equilibrium
is maintained between the transportation infrastructure and land use development in the
Corridor ... ,"
This statement creates a challenge for any development of this infill site due to its
proximity to a heavily traveled intersection of Ventura Boulevard and Sepulveda
Boulevard. This intersection is heavily traveled not only because it is surrounded by a
large employment node containing approximately 6.5 million square feet of commercial
office spaces, numerous retail, entertainment and services jobs in the area, but also
because it is choke point between the San Fernando Valley's low density residential
communities and the job-rich Westside of Los Angeles and its surrounding Cities.
If one is to develop a use which is consistent with the Specific Plan's vision for the land
use category, is financially feasible and helps achieve equilibrium between transportation
and land uses in the area, a high density mixed-use project appears to be the best use for
the site. This is because the proposed mixed-use residential development generates
significantly fewer trips than even a Specific Plan compliant mixed-use project much less a
commercial use built to the 1.5:1 FAR standard.
Additionally, the proximity of the
employment node and the three Rapid Bus lines creates transit opportunities for residents.
As outlined in other sections provided herein, the proposed use is consistent with the
vision for the area, generates fewer trips than other permitted uses, has the ability to
reduce some trips already coming into the area, and addresses housing needs.
Purpose Statement 0: To assure a balance of commercial land uses in the Specific Plan
area that will address the needs of the surrounding communities and greater regional
area.
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As evidenced in prior Findings, the area is developed with various commercial uses
including 6.5 million square feet of commercial office space and numerous retail
establishments along Ventura Boulevard. Based on the volume of empty storefronts and
shuttered businesses and on market studies discussed in applicant's filing, the commercial
(retail and office) rental markets are struggling. Apparently, there is not enough business
in the area to maintain typical occupancy rates within many of these establishments. Even
if there were sufficient demand to fill the existing uses, locating substantially more
commercial uses on the project site would not advance Purpose Statement D. The·
Community has, expressed that it already feels overburdened by traffic in part because
there is such a large commercial node in the area that is a regional draw and because the
area is a conduit from the low density residential development of the San Fernando Valley
to the job-rich Westside of Los Angeles.
Consequently, meeting the area's housing
demand and providing more local consumers to patronize local businesses through a site
that can provide the best opportunities to reduce vehicle trips through transit and walking
and also providing neighborhood-serving
uses on-site
helps to capture the balance
sought by this Specific Plan purpose. In particular, the Project's new residents would lead
to an increased demand for the commercial services in the area, and the Project would not
exacerbate the over-saturation of the commercial market.
Purpose Statement G: To enhance the plan area landscaping by providing guidelines and

a process for a coordinated landscaping program of public and private property for the
Specific Plan's communities.
The Project would provide approximately 93,500 square feet (or 2.15 acres) of public and
private open space, which exceeds its requirement by approximately 48,000 square feet
(or 1.1 acre). This open space includes an approximately 13,000 square foot public plaza
and other pedestrian-oriented
improvements
planned for the Sepulveda Boulevard
frontage, providing an inviting community gathering point with direct access into the
project's commercial uses.
While not technically applicable to the site, the Project would use the Sherman Oaks
Streetscape and Design Plan as a baseline to design the publicly accessible space of the
project. The project has also agreed to landscape and maintain, with the approval of the
Department of Public Works, an neglected island of public right-of-way paralleling
Sepulveda Boulevard from Camarillo south to Moorpark.
The combination of the two
areas would create a uniformed entry into Sherman Oaks from the north.
Additionally, the Project would provide approximately 61,500 square feet (1.5 acres) of
common open space, in addition to the Public Plaza, on the project's podium level. The
buildings rising from the podium are arranged around a central park with three fingershaped open spaces connecting the central park to Sepulveda Boulevard and Camarillo
Street. As requested by the Community, the landscaping within these fingers would be
visible from Sepulveda Boulevard and in some cases cascade over the podium edge.
The proposed project includes an enhanced landscaped plan, on-site and off-site, which is
based on the City's Sherman Oaks Streetscape and Design Plan.
Purpose Statement H: To promote an attractive pedestrian
encourage pedestrian activity and reduce traffic congestion.

environment

which will

While the project is just outside a Pedestrian Oriented District, it is being designed with
niany of the design features envisioned for such a district. The Applicant agreed to submit
to the Department of Public Works for their review and approval a Pedestrian, Streetscape
and Transit
Enhancement
Plan to provide pedestrian,
streetscape
and transit
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enhancements to promote consistency with the neighboring Sherman Oaks Streetscape
and Design Plan, with the objective of fostering a high-quality pedestrian environment
along the Project's Sepulveda Boulevard frontage. The Plan may include such features as
street trees, planter boxes, street furniture, improvements to broken and uneven
sidewalks, sidewalk and intersection scoring, street lighting, bicycle racks, bus shelters,
and urban swales.
The Project is within walking distance of three MTA Rapid Bus lines, providing express
service to numerous job centers and a variety of local bus lines that can also be accessed
at the intersection of Sepulveda and Ventura Boulevards.
The Project is consistent with the principles, intent and goals of the Specific Plan .
However, to be consistent with the site's governing Plans, the Applicant requests approval
for the discretionary requests, including Exceptions, discussed in this application.
General Plan Framework
The General Plan's Regional Center designation, applicable to this site, is applied to
"higher-density places whose physical form is substantially differentiated from the lowerdensity neighborhoods of the City." Generally, Regional Center designations will offer
floor area ratios ranging up to 6:1 and are characterized by six- to twenty-story (or higher)
buildings as determined in the community plan. While not as intense as the City's vision
for the land use desiqnation, the -II Villaggio Toscano project's residential intensity provides
realistic opportunities to reduce vehicle miles traveled in the City. This project locates
housing density near a significant number of jobs as well as entertainment and retail uses.
Additionally, the Project's neighborhood-serving retail uses create a new amenity within
walking distance of existing area residents and employees.
According to the General
Plan, Regional Centers typically provide a significant number of jobs and many non-work
destinations that generate and attract a high number of vehicular trips. Additionally,
Regional Centers are usually major transportation hubs. Consequently, each center is
intended to provide extensive transit opportunities and transportation alternatives.
The
project site is located within % mile of a major jobs center well-served by public transit.
The proposed mixed-use project, with higher density residential units, is compatible with
the General Plan's land use. designation of Regional Center, which seeks to locate more
intense housing in proximity to jobs and public transit.
Community Plan
The Community Plan designates the site as Regional Commercial.
As defined in the
Specific Plan, the "Regional Commercial" land use designation in the Community Plan is a
focal point of regional commerce, identity and activity and containing a diversity of uses,
such as corporate and professional offices, residential,
retail commercial malls,
government buildings, major health facilities, major entertainment and cultural facilities,
and supporting services. The Community Plan highlights the area as "mixture of diverse
office uses, retail and service activities. This density of jobs creates a perfect opportunity
to reduce vehicle miles traveled by locating residential units within walking distance of an
employment center.
The Community Plan identifies several issues and opportunities for residential uses in the
Sherman Oaks area. In order to address those issues and opportunities, the Community
Plan includes the following Policies:
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1-2.1 Locate higher residential densities near commercial centers, rail transit stations and
major bus routes where public services facilities, utilities and topography
will
accommodate this development.
.
.
From a residential perspective, the proposed project would locate housing in a manner
which reduces vehicular trips and makes it accessible to services and facilities and with
access to transit
The project site is located proximate to 6.5 million square feet of
commercial office space and numerous retail and entertainment uses consistent with the
area's Regional Center/Commercial land use designations. These uses provide numerous
opportunities for residents to walk to work, as well as to easily access shopping and
recreational opportunities, For those individuals that cannot walk to work, the site offers
numerous transit opportunities within easy walking distances. This site is located along
Sepulveda Boulevard (a Major Highway) which is serviced by three MTA Rapid Bus at. i~s.
intersection with Ventura Boulevard providing transit mobility to numerous regional job
centers,

I

1-2.2 Encourage multiple residential development in commercial zones.
While only a portion of this site is currently zoned commercial, the entire site is designated
for Regional Commercial land uses by the General Plan Framework (Regional Center) and
the Community Plan/Specific Plan (Regional Commercial), both of which envision intense
commercial development while permitting residential uses as part of mixed-use
developments,
In an effort to reduce trips in the area, the project locates a significant
amount of density within walking distances of these commercial uses along Ventura
Boulevard and provides transit opportunities to various other commercial centers including
Warner Center, Universal Studios, the Van Nuys Municipal
center, Westwood
Village/UCLA and downtown Los Angeles,
1-4.2 Promote housing in mixed use projects
oriented districts.
2-3.2 New development
activity

in pedestrian

needs to add to and enhance

oriented areas and transit

the existing pedestrian

street

While the project is just outside a Pedestrian Oriented District, it is being designed with
many of the design features envisioned for such a district. As part of the community
outreach effort, the Applicant agreed to submit to the Department of Public Works for their
review and approval a Pedestrian, Streetscape and Transit Enhancement Plan to provide
pedestrian, streetscape and transit enhancements to promote consistency with the
neighboring Sherman Oaks Streetscape and Design Plan, with the objective of fostering a
high-quality pedestrian environment along the Project's Sepulveda Boulevard frontage.
The Plan may include such features as street trees, planter boxes, street furniture,
improvements to broken and uneven sidewalks, sidewalk and intersection scoring, street
lighting, bicycle racks, bus shelters, and urban swales.
The Project's proximity to the intersection of Ventura and Sepulveda Boulevards would
encourage pedestrian activity from the Project's residents, as they will likely walk to the
various commercial and retail uses in the vicinity, as well as to employment opportunities.
As mentioned above the project site is within walking distance of three metro Rapid Buses
providing express service to numerous job centers and a variety of local bus lines that can
also be accessed at the intersection of Sepulveda and Ventura Boulevards,
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2-3.5 Require that mixed use projects and development in pedestrian oriented districts be
designed and developed to achieve a high level of quality, distinctive character, and
compatibility with existing uses.
The project provides significant vertical and horizontal articulation and a large 13,000square foot Public Plaza, which creates a .distinctive design unparalleled when compared
to development in the area. The building's massing steps up as it moves away from the
Sepulveda Boulevard frontage, creating consistency with the existing built environment
and pushing the project's building height as far from the closest single family
neighborhood as practical. The Project's Sepulveda Boulevard frontage is designed with a
4-story structure consistent with the 4.5 levels associated with the Grand Apartments
located to the site's south. The building's height steps back and up to 6 and then 8 stories
as it transitions toward the site's center and rear adjacent to the 405 Freeway and the .
Sherman Oaks Galleria's multi-story parking structure. The proposed height is needed to
elevate the first two or three residential levels above the 26-foot tall Caltrans wall, thereby
allowing light and air, as well as unobstructed views of the Santa Monica Mountains and
the Sepulveda Basin. The proposed building heights are consistent with or lower than
many of the existing buildlnqs in the area, including the Galleria and its parking structure,
the 16-story Comerica Bank building, the approximately 20-story National City Bank
building, 13-story CitiBank Building as well as other structures found in the Regional
Commercial area surrounding the intersection of Sepulveda and Ventura Boulevards
(Exhibit 0: surrounding height graphic).

I

These nearby taller structures are consistent with the "Regional Center" land use
designation in the General Plan Framework, which defines "Regional Center" as
characterized by 6- to 20-stories (or higher). As a result, the proposed project's height is
generally consistent with the General Plan Framework, the Community Plan and the built
environment.
As designed, the higher portions of the project would be located to the
center and rear of the site, as far away as possible from the single family homes located
east of Sepulveda Blvd. Sepulveda Boulevard, developed at a 104-foot right-of-way,
creates a larger buffer between the first residential uses, located in an R3 Zone, and
another 150 feet further away still from the first single family zoned properties. The mixeduse project is designed to be compatible with the existing uses of the surrounding built
environment.
The mixed-use project is consistent with the development in the area in that it creates a
transition from high intensity commercial to the lower density residential found east of
Sepulveda Boulevard. More importantly, greater housing opportunities would be provided
for area workers, while area residents and workers would have easy walking access to
neighborhood-serving retail uses including a grocery store. The Project complies with the
Policy's stated requirement that a mixed-use project be designed and developed to
achieve a high level of quality, distinctive character, and compatibility with existing uses.
2-3.6 Require that the first floor street frontage of structures, including mixed use projects
and parking structures located in pedestrian oriented districts, incorporate commercial
uses.
As illustrated in the project drawings, the ground level fronting along Sepulveda Boulevard
is dedicated to neighborhood-serving
commercial uses in addition to its enhanced
pedestrian streetscape and large Public Plaza. All of these elements combine to promote
pedestrian activity in the area, and the commercial uses would benefit the surrounding
community. The Project complies with the Policy's stated requirement that the first floor
street frontage of the building incorporates commercial uses.
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2-3.7 Promote mixed use projects in proximity to transit stations, along transit corridors,
and in appropriate commercial areas.
The proposed project is a mixed-use project located within walking distance of three Rapid
Bus stops, as discussed in detail in the "Transit Options" section above.
2-4.4 Landscaped corridors should be created and enhanced through the planting of street
trees along segments with no building setbacks and through median plantings.
In addition to the enhanced streetscape discussed above, the Applicant has agreed to
install and maintain, with the approval of the Department of Public Works, landscaping
within public right-of-way island surrounded by Sepulveda Boulevard, North Sepulveda
Boulevard, Moorpark Street and Camarillo Street consistent with the landscaping along'
the Project's Sepulveda Boulevard frontage.
5-1.3 Require development in major opportunity sites to provide public open space.
The project is proposing to construct a publicly accessible 13,OOO-square foot Public Plaza
along its Sepulveda Boulevard frontage.
The Plaza would be designed as a passive
gathering place for the community that includes ample landscaping and intimate seating
areas. The size of this Plaza is significantly larger than any other public space on private
property in the area.
The Urban Design Element of the Community Plan requires that residential projects with
five or more units be designed around a landscaped focal point or courtyard to serve as an
amenity for residents.
The proposed project includes a large Public Plaza along its
Sepulveda Boulevard frontage, as well as several interior gardens, a park, and a bocce
court situated within the center of the development. The six residential buildings are built
around the periphery of this landscaped courtyard setting.
Although there would be approximately 78.5 percent lot coverage on the ground floor of
the project site there would be approximately 61,500 square feet, or 1.5 acres, of both
active and passive open space opportunities for residents atop the residential podium.
The open space would include, but not be limited to, a variety of landscaped areas, a
central park, smaller landscaped corridors, a bocce court, a swimming pool, and
meandering .pathways between buildings. Private space also would be provided as every
unit would have its own balcony. These open space areas are dedicated to the enjoyment
of the residents of the project and do not take into consideration the Public Plaza provided
along Sepulveda Boulevard.
The Project complies with the Policy's stated requirement that development in major
opportunity sites (which includes the project site) provides public open space. As outlined
above, the proposed Project is consistent with the Community Plan.
Housing Element
The proposed Project is consistent with the goals and the policies of the City's Housing
Element (2006-2014).
It would permit the construction of a dense mixed-use project
proximate to a significant employment center which is well-served by transit lines. The
Housing Element contemplates high density mixed-use projects located in the high
intensity commercial areas as a solution to the City's apparent housing shortage. The
Project is located on a site separated from the closest single family area by 250 feet and
provides opportunities to reduce vehicle trips.

/
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The Housing Element states the City is facing an "unprecedented housing crisis" and
indicates that over 14,000 residential units need to be built to address its Regional
Housing Needs Assessment ("RHNA") numbers for the Study period of 2006-2014. The
Housing Element estimates that the Sherman Oaks area has the capacity to
accommodate approximately 4,300 of these required units without consideration of this
development site. An approval of the Exceptions would permit the construction of the
proposed residential units in an area contemplated by the City. Evidence of this intent is
provided in the General Plan's "strategy to meet this challenge, by directing growth to
transit-rich and job-rich centers and supporting the growth with smart, sustainable infill
development and infrastructure investments." The project site is located proximate to an
employment center, which is well-served by public transit.
The approval of the Exceptions would also permit the development
demonstrates consistency with the following Policies:

of a project which

Policy 1.1.4: Expand location options for resiaentie! development,
particularly in
designated Centers, Transit Oriented Districts and along Mixed-Use Boulevards, and
Policy 2.2.6: To accommodate projected growth to 2014 in a sustainable way, encourage
housing in centers and near transit, in accordance with the General Plan Framework
Element, as reflected in Map ES.1
Approximately 6.5 million square feet of commercial floor area is located in the area of the
project site. The site is designated for Regional Commercial land uses, which establishes
that this site, is appropriate for dense residential development
Residents of this
proposed project would have the opportunity to access area jobs, thereby providing
potential reduction in the use of vehicles, as they would have options of walking, biking or
utilizing the area's numerous public transit opportunities. The intersection of Sepulveda
and Ventura Boulevards is well served by numerous transit lines including three separate
Rapid Bus lines providing regional connectivity.
Policy 1.2.3: Rehabilitate and/or replace substandard housing with housing that is decent,
safe, healthy, sanitary and affordable and of appropriate size to meet the City's current
and future household needs.
Prior to its demolition, the site was developed with low density older housing units, many
of which were in a diminished state. The approval of the Exceptions would allow for the
construction of a unified development providing modern safe units with a variety of sizes,
thereby providing a wide range of housing options that helps to fulfill the City's current and
future housing needs.
Policy 2.1.2: EstabHsh development standards that enhance health outcomes.
Over the past few years the City Planning Commission has taken an increased interest in
the relationship of populations living near freeways and health risks. This issue creates
tension between the City's desire to focus high intensity residential development near jobs
and transit centers which are typically serviced by or proximate to freeways and arterials.
In 2009, the City created a policy that required projects located near vehicular pollution
sources to include a higher level of air filtration and to consider these potential impacts
when designing the site massing and landscaping.
On November 8, 2012, the City
Planning Commission approved a Staff recommendation to attach a notice to an properties
within 1',000 feet of a freeway highlighting that this potential health risk and that projects
proposing residential uses in such areas may be required to prepare health risk
assessments in conjunction with such proposals.

;'
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The EIR for the project thoroughly analyzed the potential air quality impacts associated
with development of residential uses in close proximity to the 405 and 101 Freeways
through the preparation of a comprehensive Health Risk Assessment (HRA) by Air Quality
Dynamics.
The HRA concluded that any potential impacts could be mitigated through
MERV filtration.
While this is an important issue that the Project application has reviewed and mitigated,
there are a few considerations worth noting that further reduce the concerns.
A key
assumption of the Health Risk Assessment is that individuals live in the same location for
90 years, creating long-term pollution exposures. However, studies discussed in the EIR
show that residents in rental units live in the same location for 3-9 years, dramatically
reducing the exposures.
Consequently, these studies' are extremely conservative and do
not adjust for the actual length of time residents are exposed.
.

I

Additionally, there are many State and Local policy initiatives that directly and indirectly
seek to reduce the pollution levels generated from transportation. A few examples include
the State of California's landmark land use legislation; SB 375 which implements AB 32,
and was adopted in September 2008. These state laws effectively linked transportation
planning and funding to land use and housing needs. A local level example would be the
Clean Truck Program proposed by the Mayor of Los Angeles in 2008 that immediately
banned 10% of the dirtiest trucks, resulting in the removal of 350 tons of harmful
emissions. According to the Port of LA's website, "In its first year, the program reduced
the rate of port truck emissions by an estimated 70 percent." Initiatives such as these, as
well as ones that came before them, have led to a reduction in health risks.
The Project has analyzed and addressed the Air Quality concerns raised in the Housing
Element thorough mitigation measures. Additionally, there are several policy initiatives
that will further reduce exposure levels.
Policy 2.2.3: Provide incentives and flexibility to generate new housing and to preserve
existing housing near transit.
The Housing Element discusses
providing additional trip credits for mixed-use
development located near transit. However, the ErR for the project conservatively did not
apply such credits. The Applicant proposes to maximize the project's number of residential
units so as to generate new housing desired by the Housing Element and to provide such
housing in proximity to transit, thereby diminishing the broader traffic impacts that
otherwise would result from satisfying this housing demand through multiple dispersed
locations.
The approval of the Exceptions and the related entitlements provides a sufficient incentive
to construct these new residential units within walking distance of 3 Rapid Bus stops and
other bus lines as well as major employment nodes.
Policy 2.2.4: Promote and facilitate

a jobs/housing balance at a citywide level.

The approval of the Exceptions would permit the construction of approximately 399
residential units within walking distance of approximately 6.5 million square feet of
commercial-office space and an abundant and diverse array of retail and entertainment
uses. By locating this type of density near jobs, the Project would promote a jobs/housing
balance with the Community Plan area.
Objective 2.3: Promote sustainable buildings, which minimize
environment and minimize the use of non-renewable resources.

adverse

effects on the

,
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The project is designed to achieve a LEEO Silver compliance level.

Objective 2.4: Promote livable neighborhoods with a mix of housing types, quality design
and a scale and character that respects unique residential neighborhoods in the City.
The project promotes livability by providing opportunities for residents to walk to their jobs
as well as to their retail and entertainment needs. The project includes ground level
neighborhood-serving retail uses located along Sepulveda Boulevard, in conjunction with a
13,OOO-square foot Public Plaza, allowing for shopping and gathering opportunities for
area residents. The building massing is in character with the built environment.
The
project provides four-story elements along Sepulveda Boulevard consistent with the
massing of the Grand Apartments to the South of the site. Moreover, the project steps
height as it moves closer to the six-level Sherman Oaks Galleria parking structure and the
abutting freeway interchanges. This design pushes the mass of the building away from
the single family development found east of Sepulveda Boulevard. The approval of the
Exceptions would promote a livable neighborhood by allowing the development of a
mixed-use project that respects the unique residential neighborhoods that exist to the east
of the project site.
For the reasons outlined above, the approval of the Exceptions
objectives and policies of the Housing Element.
Transportation

is consistent with the

Element

Approval of the Exceptions on the site would facilitate the construction of a project
consistent with the purposes of the General Plan's Transportation Element. This Element
recognizes that primary emphasis must be placed on maximizing the efficiency of existing
and proposed transportation infrastructure through advanced transportation technology,
through reduction of vehicle trips, and through focusing growth in proximity to public
transit. The proposed Project would address trip reduction goals via its location and due
to its inclusion of a detailed transportation demand management (''TOM'') program. The
TOM would include an on-site transit coordinator, discount bus passes provided at the
time of lease signing, unbundled parking and other similar transit-oriented measures. The
Project's location is ideal to address the concerns of vehicle miles traveled. It is not only
located in a Regional Center with numerous entertainment options, it is proximate to 6.5
million square feet of commercial office space and numerous transit options including
three Rapid Buses and the Orange line.
The Transportation Element sets forth goals, objectives and policies to establish a citywide
strategy to achieve long-term mobility and accessibility within the City of Los Angeles. For
example:
•

Objective 2 strives to mitigate the impacts of traffic growth, reduce congestion, and
improve air quality by implementing a comprehensive program of multimodal strategies
that encompass physical and operational improvements
as well as demand
management.

Within this Objective, the first policy header is Transportation Demand. The Applicant is
working with a transportation demand consultant to craft an effective strategy to reduce
the use of private automobiles by the Project's residential tenants and employees of the
commercial uses. The Applicant also has proposed to explore the creation of an areawide transportation management organization tasked with organizing area wide trip
reduction measures.

,
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The combination of the site's proximity to public transit and plentiful job opportunities helps
address the impacts of traffic growth, congestion and air quality issues. The Applicant's
initiation of a Transportation Demand Management program would provide residents the
opportunity to walk. to work, to retail areas, or to a high quality transit line. By providing
alternatives to single occupancy automobile trips impacts to air quality can be reduced.
•

Objective 3 strives to support development in regional centers, community centers,
major economic activity areas and along mixed-use boulevards as designated in the
Community plans.

The approval of the Exceptions promotes consistency with this objective by allowing for
the development of new density near multiple bus lines that provide easy access not only.'
to Ventura Boulevard's multitude of jobs but also its regional transit network.
For these reasons outlined above, the approval of the Exceptions permits the construction
of a Project that demonstrates consistency with the Transportation Element of the General
Plan.
Open Space Element
The project incorporates three significant open space elements. The project is proposing
to provide 1.4 acres of common open space including landscaping gardens and pool area
for the enjoyment of the project residents. A 13,OOO-square foot Public Plaza is being
designed with extensive landscape and hardscape elements for use by the commercial
patrons, project residents and community members. Finally, the project is proposing to
landscape and maintain an adjacent public right-of-way southeast of the project along
Sepulveda Boulevard. The project and these proposed improvements are consistent with
the following goals and policies of the Open Space Element:
"To provide an open space system which provides identity, form and a visual framework to
the City. (page 3: bullet 3 under Goals);"
The project is proposing uniformed landscape design within both the project's Sepulveda
Boulevard frontage, including the Public Plaza, and the adjacent public right-of-way which
it has agreed to landscape and maintain. The design would create a visual gateway into
the Sherman Oaks community.
This goal is implemented
following:

via a series of policies and the Project is consistent with the

'The provision of malls, plazas, green area, etc in structures of building complexes and the
preservation and provision of parks shall be encouraged (page 5: bullet 1 under Policies
General);"

a

This private development would provide a 13,OOO-square foot Public Plaza available to the
community for passive recreation and community gathering.
Additionally, the project
would provide an equivalent of an acre more open space for its residents than is required
by Code. The improvement of the public right-of-way creates a visually appealing green
belt along approximately 461 linear feet of Sepulveda. Each of these improvements would
be fully funded and maintained by the project.
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"Open Space areas shall be provided or developed to serve the needs as appropriate to
their location, size and intended use of the communities in which they are located, as well
as the City and region as a whole (page 5: bullet 12 under Policies General);"
As mentioned above, the project would provide significantly more open space for its
residents than is required by the Code, thus ensuring that the residents' needs are well
served. Additionally, the project would pay park fees (Quimby Fee) based on the number
of residential units proposed. This money is required by law to be spent on the creation of
new recreational facilities within a 2-mile radius of the project site.
"Small parks, public and private should be located throughout the City {page 5: bullet 13
.I
under Policies General);"
By setting aside approximately 63,500 square feet of area for common open space for
project residents that includes ample landscaping and a variety of gardens and trees, the
proposed project creates a small park which would otherwise not exist. While not a park
per se, the 13,OOO-square foot Public Plaza provides additional open space for the area
residents that is not available today, while also providing a public gathering place for the
local community.
"Private development should be encouraged to provide ample landscaped spaces, malls,
fountains, rooftop green areas and other aesthetic features which emphasize open space
values through incentive zoning practices or other practicable means. (page 7: bullet 3
under Policies: Privately Owned Open Space Lands and Desirable Open Space)"
The vast amounts of open space and landscaping created with the common areas, Public
Plaza, and the public-rights-of-way are facilitated by rezoning the site and granting it relief
from certain aspects of the Specific Plan. Consequently, the approval of this Project
encourages the creation of landscaping and green spaces.
As outlined above, the approval the Exceptions facilitates the development of a project
that is consistent with Open Space Element of the General Plan.
As discussed in full above, the approval of the Exceptions permits the construction of a
Project consistent with the numerous goals, objectives and policies of the Specific Plan,
the General Plan, the Community Plan, the Housing Element, the Transportation Element
and the Open Space Element.
Additional Findings for Height Increase (Section 7.E.2.b)
8.

The proposed project is consistent with the scale and character of the existing
neighborhood in terms of heightJ location, and orientation of buildings to adjacent
residentially zoned parcels and rear yard setbacks.
The height increase is consistent with the scale and character of the existing
neighborhood in terms of height, location, and orientation of buildings to adjacent
residentially zoned parcels and rear yard setbacks.
Due to the site's location and the
design of the project, the granting of a height exception would be consistent with the scale
and character of the area. The height increase is consistent with the spirit of the Specific
Plan which strives to limit the impact of development on abutting uses which are typically
single family residential uses. The proposed design also moves the mass of the majority
of the height increase to the center and rear of the project, further away from any
residentially zoned properties located to the east of the project site.

I
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This project's increased height would not create any direct shade/shadow or privacy
concerns on surrounding land uses, especially neighboring single-family residents, As
designed, the project's height is directed towards those areas located to the center and
rear of the site, as far away as possible from the single family homes located east of
Sepulveda Blvd, Sepulveda Boulevard, developed at a 104-foot right-of-way, creates a
larger buffer between the first residential uses, located in an .R3 Zone, and another 150
feet further away still from the first single family zoned properties, The mixed-use project
is designed to achieve a high level of design quality and to be compatible with the existing
uses of the surroundinq built environment

,
/

As designed the Project's stair-stepping configuration responds directly to its built
environment
The Sepulveda Boulevard frontage is designed with a 4-story structure
consistent with the 4,5 levels associated with the Grand Apartments to the project's south, '
The building's height transitions toward the site's center and rear, As a result, the
increased heights are adjacent to the freeway interchange and the Sherman Oaks
Galleria's multi-story parking structure, The proposed building heights are consistent with
or lower than many of the existing buildings in the area including the Galleria, its parking
structure, the 16-story Comerica Bank building, the approximately 20-story National City
Bank building, 13-story CitiBank Building as well as other structures found in the Regional
Commercial area surrounding the intersection Sepulveda and Ventura Boulevards (Exhibit
0: surrounding height graphic), These nearby taller structures are consistent with the
"Regional Center" land use designation in the General Plan Framework, which defines
"Regional Centers" as characterized by 6- to 20-stories (or higher), As a result, the
proposed project's height is consistent with the General Plan Framework, the Community
Plan and the built environment.

I

The project site has a special circumstance of being located along the boundary of the
freeway interchange of the 405 and 101 Freeways, A lengthy sound wall alongside this
freeway interchange stands dose to three stories tall, creating a practical difficulty for
residential development on this site, This high sound wall restricts light and air along the
site's longest boundary, negatively impacting the marketability of the first two or three
residential levels if the residential development was built at grade, In order to compensate
for practical problems created by this wall, the first level of residential needs to be elevated
at or above the sound wall. Consequently, the Applicant is proposing a podium design
elevating the first residential.level 26 feet above grade, equal to the height of the sound
wall, thereby generating marketable units with ample light, air and views,
Equally
important to the need to locate the first residential level above the wall is the need to
create a project which is sensitive to the community and consistent with the surrounding
community,
The proposed Project is designed with building heights consistent with the 82-foot height
limit established by the Specific Plan, Section 7.,E.2 of the Specific Plan allows an
exemption for an increase in height up to 82 feet for projects containing 25 percent or
more of non-hotel residential uses located in the Regional Commercial Designation east of
the 405 Freeway.
The current proposal includes a stair-stepping design from the area located along
Sepulveda Boulevard in order to create a design sensitive to the surrounding community
and consistent with the surrounding built environment.
This increased height can be
accommodated on this site while providing development consistent with the scale and
character of the existing neighborhood, as the tallest elements of the project's building are
oriented towards the freeway and the multi-story Sherman Oaks Galleria parking structure
located south and adjacent to the site, With the project's lower heights oriented to the
Sepulveda Boulevard frontage and closest to any residential properties, the proposed
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Project is consistent with the scale and character of the existing neighborhood in terms of
height, location and orientation to adjacent residentially zoned parcels.
9.

The proposed project will not have substantial adverse impact on any residence
which is within 600 feet from the site of the proposed project.
Due to the location, design and mixed-use nature of the project, it will not have a
substantial adverse impact on any residence within 600 feet of the site. The site's
proximity to residential property is atypical of development on property with the "Regional
Commercial" land use designation in the Specific Plan. Unlike many other commercial
properties in the Specific Plan, the project site is not immediately adjacent to R1 zoned
properties. Even at a minimum distance of approximately 100 feet from the nearest rnulti-:
family housing located on R3 zoned parcels, the Project is designed to push the building~s
mass away from these residential uses. Furthermore, the nearest R1 zoned parcels are
located 250 feet away from the Project's frontage on Sepulveda Boulevard. Additionally,
the mixed-use nature of the proposed development generates fewer trips than many
permitted project alternatives, thereby reducing' the potential impacts of traffic on
neighboring residential properties.
Unlike most development sites within the Specific Plan, the site does not abut single-family
zoning and the closest residential uses are multi-family dwellings located within an R3
zone which is more than 100 feet away from the Project's Sepulveda Boulevard frontage.
Sepulveda Boulevard is developed with a variable width right-of-way ranging from 100-104
feet. Within this right-of-way, there are 6 lanes of traffic, a center median and street
parking on the eastern side of the street which create a large buffer between the site and
the closest residential use. The first R1 zoned property is an additional 150 feet back from
Sepulveda Boulevard or more than 250 feet from the project site.
The Sepulveda Boulevard frontage is designed with a 4-story structure consistent with the
4.5 levels associated with the Grand Apartments to the project's south. The building's
height steps up to 6 and then 8 stories as it transitions toward the site's center and rear.
As a result, the increased heights are adjacent to the freeway interchange and the
Sherman Oaks Galleria's multi-story parking structure and further removed from any
neighboring residential properties. The stair-stepping design of the project moves the
mass on the building further back from the street frontage, ensuring that there are no
shade/shadow impacts on the project or nearby residential properties.
For the reasons outlined above, the proposed Project will not have a substantial adverse
impact on any neighboring residential uses. The Project will be so arranged in its massing
and bulk that any impacts of the proposed height increase are directed to the surrounding
commercial uses and the freeway to the east of the project site.
Conditional Use Permit Findings - Alcohol

10.

That the project will enhance the built environment
in the surrounding
neighborhood or will perform a function or provide a service that is essential or
beneficial to the community, city, or region.
The Project will provide a service that is beneficial to the local community. The location of
the project will be desirable and enhance the built environment because the site is
currently vacant and underutilized and a responsibly-operated grocery store will provide a
desirable amenity within the Project to area residents. The grocery store proposes to sell
alcoholic beverages for off-site consumption as a compliment to the sales of foods and
other related items typically sold in a grocery store.

,
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The 45,000 square foot grocery store being located on the same site with a multi-famify
residential mixed-use community provides easy and convenient access to the consumer.
This location allows easy access and eliminates the need to drive to other locations to
obtain such beverages by the local residents thereby potentially generating fewer vehicle
trips.
The proposed Project is also located in a prime spot to provide the kinds of food and
beverages that consumers need for the single family homes which exist in R1 zoned
property behind the R3 zoned uses fronting the east side of Sepulveda Boulevard.
Multifamily family uses also exist south of the site on the west side of Sepulveda
Boulevard and adjacent to Ventura Boulevard. There is easy walking and bicycle access
to the Project services from an extensive consumer market area to the east and to the
south of the Project further reducing the dependency on vehicle travel.
.
~

Furthermore, there is approximately 6.5 million square feet of office space located
immediately to the south of the Project that provides easy walking access for lunch time
and after work purchases further saving unnecessary driving trips to other more distant
locations.
11.

That the project's location, size, height, operations and other significant features
will be compatible with and will not adversely affect or further degrade adjacent
properties, the surrounding neighborhood, or the public health, welfare and safety.
The Project's location, size, and sales operations will be compatible with and will not
adversely affect the public health, welfare, and safety of the adjacent properties and the
surrounding neighborhood.
The selling of a modest selection of alcoholic beverages will make up a small portion of
the overall grocery sales area. Sales are tailored to provide a safe, convenient alternative
to meet the needs for customers shopping for food and other related items typically sold in
grocery stores. The safest and most desirable manner of selling alcoholic beverages is
from within a larger store whose merchandise is varied, thereby precluding some of the
loitering, littering and public safety issues that can arise with liquor sales .. The selection of
a full line of alcoholic beverages will add to the variety of products available to customers
ranging from general merchandise, food stuffs, beauty care, personal care, household
items, candy and convenience food, photofinishing, and greeting cards. The addition of
alcoholic beverages will add a desired amenity sold in a safe, convenient location.
Operational and alcohol-related
issues have been comprehensively
addressed to
safeguard and insure the public welfare and to provide for their convenience.
The intent behind offering alcoholic beverages at the Project fulfills the Applicant's
commitment to save its customers time and money with the convenience of one-stop
shopping. Thus, the same customers who will shop for groceries will have the option of
being able to purchase alcoholic beverages as opposed to some other possibly more
distant and inconvenient location.
As such, the alcoholic beverages for off-site
consumption will not change the existing numbers of customers at the store and because
of the volume of goods the applicant sells on daily basis, devoting a small amount of shelf
and refrigerator space to alcoholic beverages will not materially increase the number of
truck deliveries or vehicles that currently come to the proposed project. In addition, .there
Will be no additional traffic generated by the addition of alcoholic beverages and as a
result, there will be no need for additional parking or loading spaces.
The proposed project will provide 208 off-street parking spaces in a secure parking garage
immediately adjacent lot that serves the grocery store and retail spaces.
In addition,

I
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employees will be required to park on-site. Therefore, this parking provision will reduce
the likelihood of vehicles spilling over into nearby residential neighborhoods and clogging
on-street parking areas.
12.

That the project substantially conforms with the purpose, intent and provisions of
the General Plan, the applicable community plan, and any applicable specific plan.
The granting of the off-site alcohol sales permit will be consistent with the character of
development in the immediate area and will be in harmony with the applicable elements of
the General Plan. The CUB will result in wider array of retail sales opportunities providing
a one-stop shopping experience that includes groceries and alcoholic beverages in a
development compatible with the immediate area. The ground floor grocery store with
parking immediately adjacent provides safe and convenient access to the retail shopping ...
~

General Plan Framework
The General Plan's Regional Center designation, applicable to this site, is applied to
"higher-density places whose physical form is substantially differentiated from the lowerdensity neighborhoods of the City." Generally, Regional Center designations will offer
floor area ratios ranging up to 6:1 and are characterized by six- to twenty-story (or higher)
buildings as determined in the community plan. According to the General Plan, Regional
Centers typically provide a signifi.cant number of jobs and many non-work destinations that
generate and attract a high number of vehicular trips. Additionally, Regional Centers are
usually major transportation hubs. Consequently, each center is intended to provide
extensive transit opportunities and transportation alternatives.
The project site is located
within Y4 mile of a major jobs center well-served by public transit. The proposed mixeduse project, with alcohol sales as part of its retail component, is compatible and consistent
with the General Plan's land use designation of Regional Center, which seeks to locate
more intense housing in proximity to jobs and public transit.
Community Plan
The Community Plan designates the site as Regional Commercial.
As defined in the
Specific Plan, the "Regional Commercial" land use designation in the Community Plan is
"a focal point of regional commerce, identity and activity and containing a diversity of uses,
such as corporate and professional offices, residential,
retail commercial
malls,
government buildings, major health facilities, major entertainment and cultural facilities,
and supporting services." The Community Plan highlights the area as "mixture of diverse
office uses, retail and service activities." This density of jobs creates a perfect opportunity
to reduce vehicle miles traveled by locating a grocery store with alcohol sales within
walking distance of an employment center.
While the overall Project design together with the proposed uses are generally consistent
with the underlying land use of the Community Plan, the off-site sales of alcoholic
beverages is a secondary use to the principal uses of sales of food and sundries of the
grocery store. A CUB is required that is typically conditioned to protect the neighborhood
and vicinity. In this instance there are four off-site sales establishments that are between
2,100 and 4,400 feet from the project well beyond the 1,000 foot radius reporting required
for the CUB application. This separation of such outlets provides the necessary buffers to
give the feeling that the area is not oversaturated with such uses. The fact that two of the
four alcohol licensed establishments in the census tract are outlets that sell alcoholic
beverages in conjunction with groceries and other goods. Alcohol sales are secondary
products that complement the sales of food and other goods therefore reducing negative
impacts potentially associated with such products.

;
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Although the ABC considered this census tract slightly over concentrated with off-site
licenses the census tract is not considered to be in a high crime area. Therefore, the
proposed CUB would be an asset to the commercial development in the Community Plan
area by adding a desired service and by supplementing the tax revenue.
The Community Plan identifies several issues and opportunities for commercial uses as
part of a mixed-use project in the Sherman Oaks area. In order to address those issues
and opportunities, the Community Plan includes the following Policies:
2-3.2 New development
activity

needs to add to and enhance

the existing pedestrian

street

While the project is just outside a Pedestrian Oriented District, it is being designed with
many of the design features envisioned for such a district. As part of the community
outreach effort, the Applicant agreed to submit to the Department of Public Works for their
review and approval a Pedestrian, Streetscape and Transit Enhancement Plan to provide
pedestrian, streets cape and transit enhancements
to promote consistency with the
neighboring Sherman Oaks Streetscape and Design Plan, with the objective of fostering a
high-quality pedestrian environment along the Project's Sepulveda Boulevard frontage.
The Plan may include such features as street trees, planter boxes, street furniture,
improvements to broken and uneven sidewalks, sidewalk and intersection scoring, street
lighting, bicycle racks, bus shelters, and urban swales.
The Project's proximity to the intersection of Ventura and Sepulveda Boulevards would
encourage pedestrian activity as nearby residents of employees would walk to the grocery
store.
2-3.5 Require that mixed use projects and development in pedestrian oriented districts be
designed and developed to achieve a high level of quality, distinctive character, and
compatibility with existing uses.
The project provides significant vertical and horizontal articulation and a large 13,000square foot Public Plaza, which creates a distinctive design unparalleled when compared
to development in the area. The building's massing steps up as it moves away from the
Sepulveda Boulevard frontage, creating consistency with the existing built environment
and pushing the project's building height as far from the closest single family
neighborhood as practical. The Project's Sepulveda Boulevard frontage is designed with a
4-story structure consistent with the 4.5 levels associated with the Grand Apartments
located to the site's south. The building's height steps back and up to 6 and then 8 stories
as it transitions toward the site's center and rear adjacent to the 405 Freeway and the
Sherman Oaks Galleria's multi-story parking structure. The proposed height is needed to
elevate the first two or three residential levels above the 26-foot tall Caltrans wall, thereby
allowing light and air, as well as unobstructed views of the Santa Monica Mountains and
the Sepulveda Basin. The proposed building heights are consistent with or lower than
many of the existing buildings in the area, including the Galleria and its parking structure,
the 16-story Comerica Bank building, the approximately 20-story National City Bank
building, 13-story CitiBank Building as well as other structures found in the Regional
Commercial area surrounding the intersection of Sepulveda and Ventura Boulevards
(Exhibit D: surrounding height graphic).
Specific Plan
The Specific Plan does not expressly address alcohol-serving uses. The sales of alcoholic
beverages are secondary and make up a small part of the overall sales and storage areas
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of the primary grocery store use. The purpose of the Specific Plan first and foremost is to
"assure that an equilibrium is maintained between the transportation infrastructure and
land use development in the Corridor ... ", The proposed Project accomplishes this in two
ways. First, as discussed previously, since the site enjoys a Regional Commercial land
use designation, it could potentially be developed entirely with retail/commercial uses,
which typically are the largest generators of vehicular trips. However, the Project is
comprised of approximately 91 percent residential uses and only 9_percent of the square
footage is dedicated to commercial uses which are dedicated to neighborhood serving
uses, the combination of which generates far fewer vehicular trips. Therefore, the close
proximity of the single family and multi-family residences and the on-site residences to the
Project allows easy access to the grocery store by either pedestrian foot traffic or by
bicycles. Second, the sales of alcoholic beverages in connection with the food sales.'
promotes one-stop shopping and therefore assists in reducing vehicle trips and at the
same time provides an additional desirable use for those shoppers wishing to purchase
alcoholic beverages in connection with food purchases.
The Specific Plan requires four spaces per 1,000 feet of retail commercial floor area. The
proposed Project will provide 208 off-street parking spaces in a secure parking garage
immediately adjacent to the grocery store and retail spaces. In addition, there will be
adequate spaces and the employees will be required to park on-site. Therefore, this
parking provision will reduce the likelihood of vehicles spilling over into nearby residential
neighborhoods and clogging on-street parking areas.
The Specific Plan also establishes regulations and guidelines to address the physical
appearance, the type of development, the relationship between land uses, and to
encourage a pedestrian friendly environment.
Specifically, the Plan seeks to promote
attractive and harmonious development and preserve and enhance the aesthetics of each
community. The inclusion of alcohol sales in conjunction with the grocery store will not
introduce an undesirable element into the neighborhood. Sales of alcoholic beverages will
be conducted completely within the grocery store and will not be seen from the public
areas of the adjacent public sidewalks and streets. The proposed CUB is consistent with
and will achieve these goals.
.
The CUB is proposed in the .grocery store commercial use which is permitted by right. The
General Plan promotes the provision of services throughout the City in locations that are
convenient to the public yet that do not impact nearby properties. The proposed sale of
alcoholic beverages for off-site consumption would not impair the integrity and character of
the zone in which it is located because the sales of alcoholic beverages is conducted
completely inside the store and taken off-site to be consumed. The zone is designated for
various commercial uses, and no significant problems or negative impacts have been
caused by similar uses in the area or their patrons. However, the Sherman Oaks - Studio
City - Toluca Lake - Cahuenga Pass text is silent with regards to alcohol sales.
Conditional Use Permit - Additional Findings
13.

Explain how the proposed use will not adversely affect the welfare of the pertinent
community.
The proposed Project with the CUB will not adversely affect the welfare of the pertinent
community.
On the contrary, the approval of CUB will enhance the Sherman Oaks
community in the vicinity by providing easy access to the types of food and beverages
typically sold at such a full service grocery store.

/
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Over an 18-month period beginning in 2010, the Project engaged in a community outreach
process to ascertain community concerns and needs. The end result included design
changes and enhanced volunteered community benefits.
The Applicant agreed to
volunteer 28 conditions as part of this outreach process, including a reduction in density,
the creation a 13,000-square foot Public Plaza, enhanced landscaping that included an
abandoned right-of-way and the establishment of a liaison to facilitate the utilization of
park fees in the immediate area. These volunteered conditions represent the applicant's
intention of working with the local community to achieve a project that meets the needs of
the cornmunity jt serves and results in a top quality project without adverse negative
impacts that can hurt the success of a project.

/

The selling of a modest selection of alcoholic beverages will make up a small portion of
the overall grocery sales area. Sales is tailored to provide a safe, convenient alternative to .
meet the needs for customers shopping for food and other related items typically sold in
grocery stores. The safest and most desirable manner of selling alcoholic beverages is
from within a larger store whose merchandise is varied, thereby precluding some of the
loitering, littering and public safety issues that can arise with free standing liquor stores.

I

The proposed project will have a positive impact on the economic welfare of the
community and approval of a conditional use for alcohol sales will not adversely affect the
economic welfare of the community. The proposed project will complement and add to the
revitalization of the area. Approval of the CUB at this location is for the sale of alcoholic
beverages within a grocery store, which will enhance the economic welfare of the
community.
A grocery store is a public amenity to residents of the area and thereby
enhances the economic welfare of the area as well. Such stores do not give rise to the
adverse affects often associated with stand-alone liquor stores such loitering, littering,
security and public safety.
Off-site sales of alcoholic beverages are an important
component to the success of a grocery store.
Further opportunities for success of the grocery store are great because there is a nearby
work force that can supply employees and there a large number of near-by residents and
6.5 million square feet of businesses in that vicinity who have easy access to shop.
14.

Explain how the approval of the application will not result in or contribute to an
undue concentration of such establishments.
Granting a CUB permit for the sale of alcohol for off-site consumption at this location will
not result in an undue overconcentration of premises for the sale or dispensing of alcoholic
beverages in the area. The California Department of Alcoholic Beverage Control ("ABC")
determines the appropriate concentration of liquor licenses by US Census Tract, i.e., by
population residing within a census tract. The project is located in Census Tract 1413.02
which has a year 2000 US Census-reported population of 5,325 persons .. According to the
ABC, the amount of liquor licenses for off-site consumption that is appropriate for this
population is four or one license per 1,618 persons.
There are currently four
establishments within the census tract that sell liquor for off-site consumption. The census
tract is therefore over-concentrated.
Of these four establishments, however, one is a
grocery store (Whole Foods Market), two are specialty winelliquor stores (Wines of the
World and Valley Beverage Company) and one is classified as a market (Cost Plus World
Market). Three of the establishments (Whole Foods, Wines of the World and Valley
Beverage Company) sell a full line of alcoholic beverages, the remainder sells beer and
wine only. Therefore, the existence of a slight overconcentration of off-sale licenses in
areas such as the subject vicinity is not automatically inappropriate and does not
necessarily constitute an undue concentration.
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The proposed project will include uses that complement rather than detract from existing
uses in the area. As previously identified, although there is a Whole Foods Market south
of Ventura Boulevard, there are no grocery stores north of Ventura Boulevard within a few
miles of the project site. The CUB is only necessary for the sale of alcoholic beverages.
Thus, approval of the CUB would have no impact on whether or not there is a
concentration of outlets selling alcoholic beverages in the area. Moreover, the Applicant
has conducted market research which indicates that the proposed sales of alcoholic
beverages is appropriate for the site.
The ABC reports that within Crime Reporting District No. 971, 235 crimes were reported
within a twelve-month period compared to a citywide high average (120% of average
number of offences or 282 offences). The total number of offences in the reporting districtwas 254 crimes. Therefore, this area is not considered to be a high crime reporting district
which would trigger a CALDERA finding do to the level of crime (pursuant to CA Business
and Professions Code Section 23958 and 23958.4.) A caldera will be filed because the
number of permits request will now exceed what is permitted.
15.

Explain how the approval of the application will not detrimentally affect nearby
residential zones or uses.
Approval of the CUB will not detrimentally affect nearby residentially zoned properties.
The closest residentially-zoned properties are those roughly 100 feet to the east across
Sepulveda Boulevard, zoned R3-1, and developed with two and three-story apartment
buildings.
Single-family residential development is located adjacent to the abovementioned three-story apartment complex approximately 200 feet from the Project The
conditional use application is for a small portion of the proposed project, the sale of
alcoholic beverages within a grocery store. The proposal includes approximately 2,000
square feet of alcohol display area and an additional 400 square feet of storage.. Sales of
alcoholic beverages within the grocery store within a mixed-use development will not have
a detrimental effect on residential properties because there is no on-site consumption that
could include noise from patrons and traffic from late night parties that could spill over into
the nearby residential neighborhoods. In addition, loitering, littering, traffic, safety or other
undesirable effects are reduced that could potentially occur in and around some
freestanding liquor store locations.
The proposed Project will provide a benefit to nearby residential uses by providing a clean,
convenient one-stop shopping location for groceries and for alcoholic beverages.
Currently, the project site is underutilized and a portion of the site nearly vacant. The
proposed Project will be a significant improvement over existing conditions.
The
residential portion of the proposed Project will be compatible with nearby residentially
zoned properties and the grocery store will be a benefit to the nearby neighborhoods in the
vicinity of the Project site because of its strategic location that promotes pedestrian and
bicycle access.
The proposed Project will provide 208 off-street parking spaces in a secure parking garage
immediately adjacent to the grocery store ,and retail spaces. In addition, there will be
adequate spaces dedicated to employees to park on-site.
Therefore, this parking
provision will reduce the likelihood of traffic spilling over into nearby residential
neighborhoods.
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Site Plan Review Findings
16.

That the project complies is in substantial
conformance
provisions
of the General Plan, applicable
community
specific plan.

the purposes, intent and
plan, and any applicable

As stated in the General Plan/Charter Findings above, the project is in substantial
conformance with the purposes, intent and provisions of the General Plan and applicable
Community Plan. The project generally conforms with the intent and purpose of the
Ventura/Cahuenga
Boulevard Corridor Specific Plan and where deviations have been
requested, Specific Plan Exceptions have been made. Additional Findings have been
made relative to the Zone Change (including the Height District Change), General Plan
Elements, and Conditional Use Findings as stated herein.
.

I

17.

That the project is consists
of an arrangement
of buildings
and structures
(including
height, bulk, and setbacks), off-street parking facilities, loading areas,
lighting, landscaping, trash collection, and other such pertinent improvements,
that
is or will be compatible with existing and future development on adjacent properties
and neighboring
properties.
The site plan clearly demonstrates an effort to arrange buildings and structures in a
manner that reduces the appearance of size, mass, and height of the proposed project.
The project was also reviewed by the Urban Design Studio and the Professional Volunteer
Program, which has indicated that the project does conform in general to the Residential
Citywide Design Guidelines for mixed-uses. The project incorporates on-site, enclosed
parking areas and will incorporate shielded lighting as conditioned herein. Further, any
loading and trash collection areas will be screened and enclosed on-site within the garage
area.

18.

That any residential project provides recreational and service amenities to improve
habitability for its resident and minimize impacts on neighboring properties.
The project provides a substantial amount of open space and recreational amenities. The
most significant area is the. approximately 300 foot by 120 foot central park atop the
residential podium and surrounded by the buildings. Three additional inset parks connect
the central park to Sepulveda Boulevard and provide view corridors for the units in the
interior of the complex.
These areas are comprised of several different landscaped
courtyards and gardens including an herb garden, Italian orchard garden, and exotic grey
leaf lotus land garden. In addition to the different parks and gardens on the podium level,
which comprise approximately 61,500 square feet (which exceeds its requirement by
approximately one acre) of the common open space, the Project also offers a pool and
spa uses, a gym, bocce court, community and recreation rooms. Finally, approximately
17,500 square feet of private open space in the form of balconies will be provided. The
Project incorporates considerable opportunities for active and passive recreation.
The
substantial amount of the Project's open space and recreational amenities provided onsite minimizes impacts on neighboring properties.
Additionally, area residents would
benefit from the 13,000-square foot publicly accessible Public Plaza that creates an
inviting gathering place for members of the local community.

/
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CEQA Findings
19.

CERTIFICATION

OF EIR

The Department of City Planning, acting as Lead Agency, determined that an
Environmental Impact Report ("EIR"), in accordance with State California Environmental
Quality Act ("CEQA") Guidelines Section 15081, would be the appropriate level of review
under CEQA for the proposed project.
The Department of City Planning issued Environmental Impact Report No. ENV-20046000-EIR (State Clearinghouse No. 2004111068)-consisting
of the Draft EIR dated
December 2010 and appendices attached thereto, as well as the Final EIR dated January.
2013 and appendices attached thereto.
The project described below has been completed in compliance with CEQA, Public
Resources Code Section 21000 et seq. in connection with the following approvals granted
to M. David Paul & Associates (the "Applicant").
This Final EIR is being certified in
connection with all discretionary or ministerial approvals and permits required to
implement the II Villaggio Toscano Mixed Use Project (interchangeably, the "Project" or
the "proposed project").
Proposed Project
Project Environmental

Setting - Baseline

The environmental impact analysis is conducted against a baseline of existing conditions,
i.e., the environmental setting. The baseline conditions are set as of the date the City
published the Notice of Preparation ("NOP") for the proposed project on November 12,
2004. The Environmental Setting is fully described in Section III of the Draft EIR.
The project site is located in the Sherman Oaks - Studio City - Toluca Lake - Cahuenga
Pass Community Plan area, a highly urbanized regional area in the City of Los Angeles.
With the exception of a single-family residence located at 4804 Peach Avenue, the project
site is currently vacant and graded. The project site was previously graded as part of the
removal of a four-story earthquake-damaged office building on the northeast portion of the
site, 24 multi-family residential units in three two-story buildings on the southeast portion of
the site, and 10 single-family detached residential units on the western portion of the site.
Existing landscaping on-site consists of four non-native mature trees. An approximately
26-foot high masonry sound wall serves as a barrier between the project site and the 1-405
and US-101 freeway interchange.
The project site is located in a highly urbanized area along Sepulveda Boulevard, a major
north/south arterial that serves the community of Sherman Oaks. Surrounding land uses
consist of predominantly low- to medium-rise commercial and residential buildings with a
few high-rise buildings located nearby along Sepulveda Boulevard. Specifically, the sixlevel parking structure for the Sherman Oaks Galleria, a major retail and office complex,
and a two-story motel (777 Motor Inn) are located immediately to the south of the site
across Camarillo Street.
Additionally, a four-story multi-family residential complex
(referred to as the Grand Apartments) is located south of the motel (adjacent to the
Sherman Oaks Galleria) along Sepulveda Boulevard, and a 16-story commercial office
building is located further to the south. Multi- and single-family residential uses ranging
from one to three stories are located to the east of the site across Sepulveda Boulevard
with single-family residential uses located further east. The 1-405 and US-101 interchange
borders the site to the west and north.

;'
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There are two zoning designations on the properties to the south of the site across
Camarillo Street. The property to the southwest is zoned [Q] C2-2 and is developed with
the Sherman Oaks Galleria parking structure. The property to the southeast is zoned R42L and is developed with the 777 Motor Inn on the southwest corner of Camarillo Street
and Sepulveda Boulevard. The property to the south of the motel is developed with the
Grand Apartments sitting atop an at-grade parking garage. The properties to the east
across Sepulveda are zoned R3-1 and are developed with three-story apartment buildings.
The properties abutting the site to the west and north are zoned PF-1XL and are
developed with the northbound 405 San Diego Freeway connector to the eastbound 101
Ventura Freeway.
The Los Angeles County Metropolitan Transportation
Authority and Los Angeles
Department of Transportation ("LADOT") operate several bus routes that serve the project'
area. Five bus routes have stops within reasonable walking distance (approximately onehalf mile or less) of the project site. There are three Rapid Bus stops within 1,500 feet of
the project site providing access to numerous jobs centers, including the Van Nuys
Government Center, Warner Center, Westwood Village/UCLA and Universal City, as weH
as access to the Orange and Red transit lines. The project site is within walking distance
to approximately 6.S million square feet of commercial office and entertainment uses.

I
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Based on SCAG forecasts from the 2008 Regional Transportation Plan, in 2008, the
Community Plan area had an estimated population of approximately 86,509 residents,
41,856 housing units, and 47,123 employment positions.
Regional access to the project vicinity is provided by the San Diego Freeway (1-405) and
the Ventura Freeway (US-1 01). The San Diego Freeway is a north-south oriented freeway
located adjacent to the west of the project site. The Ventura Freeway is the primary eastwest freeway in the project area and is located adjacent to the north of the project site.
The project site is well served by a grid of arterial streets, including Sepulveda Boulevard,
Ventura Boulevard, Van Nuys Boulevard, Burbank Boulevard, Beverly Glen Boulevard,
Valley Vista Boulevard, La" Maida Street, and Camarillo Street. Access to the project site
is currently provided by Sepulveda Boulevard and Camarillo Street. Internal site access is
provided by Peach Avenue and La Maida Street, which transect the project site"
Although sidewalks exist on both sides of Sepulveda Boulevard and Camarillo Street,
pedestrian activity "around the project site is minimal. No designated bicycle lanes are
located on any of the streets adjacent to the project site.
For purposes of identifying other projects within the environmental setting that may
contribute to cumulative environmental impacts, fifty one (51) small to large projects were
identified within the vicinity of the project site. These projects are described in Table 111-1
on page 111-13and are located on the map presented in Figure 111-1on page 111-16of the
Draft EIR. The list of related projects was compiled from a number of sources, including
LADOT's related projects database.
Project Characteristics
'The proposed project studied in the Draft EIR included the development of a maximum of
500 multi-family residential units and approximately 55,000 square feet of neighborhoodserving commercial uses. The combined floor area for the residential and neighborhoodserving commercial uses for the proposed project totaled approximately 708,659 square
feet, with' a floor area ratio (FAR) of 3.3: 1.
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The residential buildings would be arranged around a main central courtyard, with
multiple-themed gardens (e.q., a maze garden,- herb garden, orchard garden, poplar
garden), on the plaza level. The courtyards and gardens would be articulated at the
ground level by stairs leading up to the plaza level (i.e., podium) above. Other recreational
amenities associated with the residential uses would include a large pool facility, spa, gym,
community rooms, a bocce court, and lobbies. In addition, residential units would include
private balconies.
In total, approximately 106,013 square feet of common and private
open space would be provided on-site.
.
The proposed project's neighborhood-serving commercial uses would be located on the
ground level, fronting Sepulveda Boulevard and Camarillo Street. It is anticipated that a
neighborhood specialty grocery store, which would comprise up to approximately 45,000.1
of the 55,000 square feet of the neighborhood-serving commercial space, would serve as
the Project's anchor tenant. The commercial storefronts and adjacent street frontages
would be landscaped and enhanced with amenities (Le., paving, seating, decorative light
posts) to create a pedestrian-friendly urban setting.. Additionally, a small piazzetta (i.e.,
small, Italian-style plaza) would be located on the ground level on Sepulveda Boulevard.
The proposed project, as evaluated in the Draft EIR, included a total parking supply of
approximately 1,470 parking spaces, consisting of an estimated 1,000 parking spaces for
project residents, 250 parking spaces for residential guests, and 220 parking spaces for
retail visitors. Parking would be provided within a parking structure that would include two
subterranean levels, one ground level, and one mezzanine level. Primary access to the
parking structure would be provided via a new private two-way roadway along the back
side of the site, (i.e., along the northern/western frontage) extending from Sepulveda
Boulevard to Camarillo Street. This private roadway would provide two driveway access
points to the parking structure along its length and would also serve as emergency access
to the back of the site. In addition, a two-way retail-only driveway, a porte-cochere type
driveway for residential drop-off/pick-up, and two two-way residential-only driveways on
Camarillo Street are proposed.
The proposed project would be designed to achieve a silver rating under
Building Council's Leadership in Energy and Environmental Design
building program.
To achieve the LEED® silver rating, sustainability
address transportation, water efficiency, and energy efficiency would be
part of the Project.

the U.S. Green
(LEED®) green
measures that
incorporated as

Project construction would require approximately 165,000 cubic yards of grading and soil
export. Construction would require approximately 20 to 23 months to complete.
In response to public comments received regarding the Draft EIR, the proposed project
was revised.
The revised project identified and evaluated in the Final EIR involves
reducing the number of residential units from 500 units to 399 units, expanding the publicly
accessible plaza from 2,300 square feet to 13,000 square feet along the Sepulveda
Boulevard frontage, and reducing the proposed project's 55,000 square feet of
neighborhood-serving
retail by 3,000 square feet to 52,000 square feet of retail.
Furthermore, the building heights along Sepulveda Boulevard have been reduced based
on distance from the Sepulveda Boulevard property line. Additional changes in response
to public comments include an 18-inch setback on Camarillo Street and along portions of
Sepulveda Boulevard, the inclusion of a pedestrian entrance to the retail uses from the
ground level parking along Camarillo Street, the inclusion of an open air colonnade along
Sepulveda Boulevard, and the inclusion of landscaped gardens that extend from the
interior residential levels to Sepulveda Boulevard.
Expanding the size of the publicly
accessible ground level plaza up to approximately 13,000 square feet along the Sepulveda
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Boulevard frontage would exceed the maximum permitted front yard setback of 10 feet
along this portion of the Sepulveda Boulevard frontage. The publicly-available plaza is
proposed to include tables, chairs, benches, and planters with native landscaped
vegetation.
With the proposed reduction in residential units and neighborhood-serving
commercial
uses, the proposed project's parking supply would be reduced from approximately 1,470
parking spaces to approximately 1,206 parking spaces, including 798 parking spaces for
project residents, 200 parking spaces for residential guests, and 208 parking spaces for
retail visitors. Also in connection with the reduction in the number of residential units, the
amount of open space within the project site for residents would be reduced from
approximately 106,013 square feet to approximately 93,500 square feet.
Based on the modifications to the Project proposed by the Applicant, several of the
requested Specific Plan exceptions set forth in the Draft EIR have been revised or are no
longer applicable.
Specifically, with the proposed reduction in residential units and
commercial uses, the Applicant has reduced the proposed project's floor area ratio of 3.3:1
to 2.75:1. Accordingly, the Applicant's request for exception from Specific Plan Section
6.B.4 has been revised to reflect the proposed project's reduction in floor area ratio from
3.3:1 to 2.75:1. With this modification, the combined floor area for the proposed project's
residential
and neighborhood-serving
commercial
uses would be reduced from
approximately 708,659 square feet to approximately 582,359 square feet. In addition, with
the inclusion of an 18-inch setback on Camarillo Street and along portions of Sepulveda
Boulevard, the request for exception from Specific Plan Section 7.A.2.a is no longer
required. However, in order to accommodate an expanded publicly accessible ground
level plaza along Sepulveda Boulevard, the Applicant is requesting an exception from
Specific Plan Section 7.A.2.a to exceed the front yard setback along a portion of the
Sepulveda Boulevard frontage. Furthermore, the request for exception from Specific Plan
Section 7.8.1 has been revised to reduce the lot coverage of 83 percent at grade to 78.5
percent at grade. Finally, with the revision to fully enclose the parking structure along
Camarillo Street, the request for exception from Specific Plan Section 7.D.2.b would be
eliminated.
These proposed changes to the Project would reduce the overall
environmental impacts of the proposed project compared to the Project studied in the Draft
EIR.

Project Approvals
The Applicant requests approval of the following
"Project Approvals"):

discretionary

actions (collectively,

the

1) Pursuant to los Angeles Municipal Code (L.A.M.C.) Section 12.32 F and Q, the
Applicant requests a Vesting Zone and Height District change from (Q)CR-1 L, (Q)P1L, R3-1 Land R 1-1 L to the C2 zone and to Height District 20.
2) Pursuant to l.A.M.C.
Section
1i.S.7.F,
the Applicant
requests the following
Exceptions from the Ventura-Cahuenga Boulevard Corridor Specific Plan sections:
a) Section 6.B.4, which restricts the floor area of a project to 1.5 to 1. The Applicant
is requesting a floor area ratio of up to 2.75 to 1.
b) Section 7.A.2.a, which prohibits front yard setbacks in excess of 10 feet. The
Applicant is requesting to exceed the front yard setback by 59 feet for 137 lineal
feet of the project's approximate 461 lineal foot Sepulveda Boulevard frontage to
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accommodate portions of an approximately 13,000 square foot public plaza, which
is approximately 69 feet deep and approximately 137 feet wide.
d) Section 7.8.1, which restricts the maximum lot coverage to 75%. The Applicant is
requesting maximum lot coverage of 78.5% at grade.
f)

Section 7.E.1.b.4, which limits the building heights in this sub-area to 75 feet. The
Applicant is requesting a maximum building height of 100 feet over approximately
32% of the site.

3) Pursuant to L.A.M.C. Section 11.5.7 C, the Applicant requests approval of the project
for compliance with the Ventura/Cahuenga Boulevard Corridor Specific plan with the /
exceptions identified above.
4) Pursuant to L.A.M.C. Section 12.24 W 1, the Applicant requests permission to sell a
full line of alcoholic beverages for off-site consumption in conjunction with a retail
grocery store.
5) Pursuant to L.A.M.C. Section 17.01, the Applicant requests approval of Vesting
Tentative Tract Map (Tract No. 061216) to merge the land into a single ground lot, with
9 airspace lots.
a) The subdivision will create one ground lot and 9 airspace lots which will include the
following uses:
i)

Lot 1: contains the ground lot, fire lane and common access courtyard located
proximate to Sepulveda Boulevard;

ii)

Lots 2 - 6: contain the commercial
grocery store);

uses fronting Sepulveda

(except for the

iii) Lot 7: contains the floor area within the grocery store;
iv) Lot 8: contains the commercial and guest parking;
v)

Lot 9: contains the residential parking spaces, the loading dock and various
vertical penetrations throughout the building; and

vi) Lot 10: contains the residential units and lobby;
b) The Applicant requests permission to vacate La Maida Street and Peach
Avenue.
c) The Applicant requests approval of a Haul Route.
d) The Applicant is requesting that Sepulveda be defined as the front yard and
the remaining two yards be defined as side yards.
6) Pursuant to L.A.M.C. Section 16.05, the Applicant requests that the decision-maker
make the Site Plan Review findings.
7) Pursuant to various sections of the L.A.M.C., the Applicant will request approvals and
permits from the Building and Safety Department (and other municipal agencies) for
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project construction actions including, but not limited to the foUowing: demolition,
excavation, shoring, grading, foundation, building, and tenant improvements.
8) Pursuant to Section 21082.1 (c) of the Public Resources code, Certification of the
Environmental Impact Report and the adoption findings and Statement of Overriding
Considerations.
CEQA Process
The City circulated a Notice of Preparation ("NOP") for the proposed project on November
12, 2004, for a 30-day comment period. In addition, a public scoping meeting was held on
November 30, 2004, to receive written and verbal comments on the scope and content of ,
the Draft EIR. The Initial Study, NOP, and comment letters received during the NOP
comment period are included in Appendix A of the Draft EIR.
The Project traffic study was done in 2008 and included a comprehensive related projects
list. The 2008 related projects database in the traffic study and EIR was large and
extensive, analyzing 51 related projects within an approximate 3.5-mile radius of the
Project site. A radius of 1.5-2.0 miles is typically used in most traffic studies. As a result,
the traffic study conservatively assumed higher traffic volumes from related projects,
While it is expected that some of the related projects have not proceeded or have been
downscaled due to the economic recession that began in 2008, the trips from all of these
projects are still included in the analysis of future traffic volumes.
In addition, a generous
ambient traffic growth factor of two percent per year was used at the time of the original
traffic study, accounting for potential projects not yet proposed at the time the related
projects database was developed.
In 2010, the traffic study was updated to reflect a
revised buildout year for the project and, as part of that update, additional ambient growth
again was added to the counted traffic volumes, consistent with LADOT-approved
methodologies for traffic study updates. No projects were removed from the 2008 related
projects list.
Based on public comments in response to the NOP, the Initial Study and a review of
environmental issues by the City, the Draft EIR analyzed the following environmental
impact areas:
•

Aesthetics

•

Air Quality

•

Biological Resources

•

Geology and Soils

•

Hazards and Hazardous Materials

•

Hydrology and Water Quality

•

Land Use

•

Noise

•

Population, Housing, and Employment

/
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•

Public Services - Police Protection

•

Public Services - Fire Protection

•

Public Services - Public Schools

•

Public Services - Parks and Recreation

•

Public Services - Libraries

•

Transportation
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and Circulation
I

•

Utilities - Water Supply

•

Utilities - Wastewater

•

Utilities - Solid Waste

The Draft EIR was circulated from December 16, 2010, to February 7, 2011. In addition,
in response to requests from the public, the comment period was extended to March 7,
2011.
Thus, the public review period exceeded the 45-day public comment period
required by CEQA.
Following the Draft EIR public comment period, the Final EIR was prepared that
addresses the environmental effects associated with implementation of the proposed
project, identifies feasible mitigation measures and alternatives that may be adopted to
reduce or eliminate these impacts, and includes written responses to all comments
received on the Draft EIR. Responses were sent to all public agencies that made
comments on the Draft EIR at least 10 days prior to certification of the Final EIR pursuant
to CEQA Guidelines Section 15088(b). The Final EIR was also made available for review
on the City's website. Electronic copies of the Final EIR were also made available at four
libraries and the City of Los Angeles Department of Planning: Notices regarding availability
of the Final EIR were sent to those within a 500-foot radius of the project site as well as
individuals that attended the scoping meeting and provided comments during the NOP
comment period.
A duly noticed public hearing on the project was held by the City's Deputy Advisory
Agency and a Hearing Officer on February 19, 2013. Both written and oral comments were
received in conjunction with the February 19 hearing. Final EIR Supplemental Responses
to February 2013 Comments ("Supplemental
Responses to Comments") were prepared
by Matrix Environmental with technical reports attached. The Supplemental Responses to
Comments include an update of traffic impacts to 2015 as well as technical reports
responding to air quality, noise, and traffic concerns.
The Final EIR consists of the Project Environmental Assessment Form, the Initial Study,
the Draft EIR and appendices attached thereto, and the Final EIR and appendices and
errata attached thereto, and Supplemental Responses to Comments and appendices
attached thereto. The Administrative Record shall consist of the Final EIR, the Project
Approvals applications, the Project Approvals determinations, the record of any public
hearings or proceedings, and all public statements and comments whether written or oral
submitted at public hearings, including any administrative appeals. The Administrative
Record. shall not consist of any draft or screen check versions of the Draft or Final EIR, or
of any internal correspondences within the City Planning Department or any other agency
of the City that are part of the City's internal deliberative process. The Administrative
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Record shall not consist of any privileged attorney-client communication or work product
by and between the City Attorney and any employees or officials of the City.
Required CEQA Findings
Section 21081 of the California Public Resources Code and Section 15091 of the State
CEQA Guidelines (the "Guidelines") require a public agency, prior to approving a project,
to identify significant impacts of the project and make one or more of three possible
findings for each of the significant impacts.
•

The first possible finding is that "changes or alterations have been required in, or
incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR" (Guidelines Section 15091 (a)(1»;
and

•

The second possible finding is that "such changes or alterations are within the
responsibility and jurisdiction of another public agency and not the agency making the
finding. Such changes have been adopted by such other agency or can and should be
adopted by such other agency." (Guidelines Section 15091 (a)(2»; and

•

The third possible finding is that "specific economic, legal, social, technological, or
other considerations, including provision of employment opportunities for highly trained
workers, make infeasible, the mitigation measures or project alternatives identified in
the final EIR" (Guidelines, Section 15091 (a)(3».

The Department of City Planning served as the Lead Agency under CEOA with respect to
the proposed project and based on all the foregoing information, where applicable the City
decision-maker must find that:
1. Pursuant to Public Resources Code Section 21081 (a)(1), that changes or alterations
have been required in, or incorporated into, the project which mitigate or avoid the
significant effects on the environment as identified in the Final EIR; and
2. Pursuant to State CEOA Guidelines Section 15091(a)(1), that changes or alterations
have been required in, or incorporated into, the project which avoid or substantially
lessen the significant environmental effects as identified in the Final EIR; and

3.. The Final EIR has been completed in compliance with CEOA and is adequate under
CEQA for approval of the actions necessary to implement the project and all other City
permits, entitlements, and discretionary approvals for the project; and
4.

Project alternatives that substantially
reduce
environmental impacts are rejected as infeasible.

or

avoid

the

project's

significant

The City hereby finds that each and all of the Findings and Determinations contained in
this document are based upon competent and substantial evidence, both oral and written,
contained in the entire record relating to the Project and the Final EIR The Findings and
Determination constitute the independent Findings and Determinations of the City in all
respects and are fully and completely supported by substantial evidence.
All of the
language included in this document constitutes Findings by the City, whether or not any
particular sentence or clause includes a statement to that effect. All summaries of
information and the Findings to follow are based on the Final EIR, the Project (and every
component thereof), and/or other evidence in the record. The absence of any particular
fact from any such summary is not an indication that a particular Finding is not based in
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part on that fact. The summaries of information below are only summaries.
Crossreferences to the Draft and Final EIR and other evidence in the record have been made
where helpful, and reference should be made directly to the Final EIR, and other evidence
in the record for more precise information regarding the facts on which any summary is
based. In addition, unless noted or stated otherwise, the rationale for the Findings is that
set forth in the Final EIR (including the responses to comments), or elsewhere in the
administrative record.

I

I

Section 21081 'of the California Public Resources Code and Section 15093(b) of the
CEQA Guidelines provide that when the decisions of the public agency allows the
occurrence of significant impacts identified in the Final EIR that are not substantially
lessened or avoided, the lead agency must state in writing the reasons to support its /
action based on the Final EIR and/or other information in the record. Article I of the City's
CEQA Guidelines incorporates all of the State CEQA Guidelines contained in Title 15,
California Code of Regulations, Sections 15000 et seq. and thereby requires, pursuant to
Section 15093 (b) of the CEQA Guidelines, thatthe decision maker adopt a Statement of
Overriding Considerations at the time of approval of a project if it finds that significant
adverse environmental effects identified in the Final EIR cannot be substantially lessened
or avoided,
The City hereby adopts each of the above-referenced

environmental findings as follows:

A. Impacts Found to be Less than Significant (No Significant Impacts Would Occur
and No Mitigation Required)
The following impact areas were concluded by the EIR to be less than significant prior to
mitigation, and based on that analysis and other evidence in the administrative record
relating to the project, the City finds and determines that, based on substantial evidence,
the following environmental impact categories will not result in any significant impacts and
that no mitigation measures are needed:
1. Aesthetics
AestheticsIVisual

Quality

-Short- Term Construction
During construction of the proposed Project, the project site's visual appearance would be
altered due to site preparation activities and the construction of project buildings,
However, temporary fencing would be placed along the periphery of the project site to
screen views of the construction activity from the ground level. Project construction
activities may require the removal of several mature street trees bordering the site along
Sepulveda Boulevard and Camarillo Street, thereby temporarily reducing the visual quality
of these streets adjacent to the project site. However, removal of trees is necessary to
implement the project's proposed landscaping plan, which would replace all street trees
and would incorporate street frontage improvements, such as decorative paving on the
sidewalks and the planting of new trees, shrubs, and turf. In this respect, the aesthetic
impacts to trees during construction must be considered in the contex1 of the Project's
overall landscaping plan. Since the loss of street trees would be part of the Project
landscape plan and removed trees would ultimately be replaced, the removal of street
trees durinq construction would not result in a significant impact.
Visible construction activities would also include truck traffic to and from the site,
However, the impact of construction trucking would not significantly impact the visual
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quality of the area, since major roadways are intended to accommodate a range of vehicle
types, including trucks incidental to construction
and deliveries.
Furthermore,
construction-related visual impacts would only occur on a short-term basis. The Project
would not substantiaUy alter, degrade or eliminate the existing visual character of the area.
Thus, construction-related visual quality impacts would be less than significant
-Operation
t

;

The existing structure on the project site is an aging residence, which does not possess
notable aesthetic features nor contribute to a high visual quality of the surrounding area.
Implementation of the proposed project would remove and replace the existing on-site
residence with a series of new buildings and associated landscape improvements.
Although the Project would develop new buildings up to 100 feet in height, the proposed .
building heights would not present a sharp contrast with surrounding developments,
particularly given the diversity of building heights in the area. Surrounding development
consists predominantly of low- to mid-rise buildings with high-rise structures present along
Sepulveda Boulevard and throughout the Ventura Boulevard commercial corridor. With
such variations in building heights in the surrounding locale, the Project's building heights
would visually blend into the urban environment.
The proposed Project would be only
marginally taller than the adjacent parking and residential structures to the immediate
south, and substantially shorter than the office tower further to the south. Furthermore,
although the Project would be taller than the one to three story residential and commercial
uses to the east, Project building heights would generally be buffered by the six lanes of
Sepulveda Boulevard. Lastly, the elevated 1-405 and US..1D1 interchange, would buffer
the Project's building heights from off-site land uses located to the west and north.
Overall, the Project would contribute to the diversity of building heights and would not
detract from the existing valued aesthetic quality of the project area.
Thus, project
implementation would alter the existing visual character of the project site from an
underutilized property with blighting influences (i.e., graffiti) to a new, contemporary
development
providing a cohesive
mix of residential
and neighborhood-serving
commercial uses.

I

The residential buildings would be arranged around a main central courtyard, with
gardens, on the plaza level, creating new open space areas and passive recreational uses
for the enjoyment of project residents. The courtyards and gardens would be articulated at
the ground level by an outdoor piazzetta and stairs leading up to the plaza level (i.e.,
podium) above. A colonnade along Sepulveda Boulevard would be included to enhance
the architectural facade.
Overall, the Project would not alter, degrade, or eliminate the existing valued visual
character of the area. SpecificaUy, the Project would not remove or alter existing features
or elements that substantially contribute to the area's valued visual character nor convert a
large area of visible natural open space. Furthermore, the Project would not introduce
inappropriate contrast between the proposed project elements and existing features that
embody the surrounding area's valued aesthetic image. Therefore, the Project would not
substantially detract from the existing style or image of the Sherman Oaks community.
Project impacts on visual quality would be less than significant.
Views
The Project site currently does not contain any scenic resources. Views of the Project site
consist of a primarily vacant and graded site with one aging single family residence. Due
to the site's relatively flat topography, its adjacency to the elevated 1-405 and US-101
interchange, and the presence of existing low- to mid-rise buildings along Sepulveda
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Boulevard and Camarillo Street, the project site does not offer any valued views or occupy
a substantial portion of any scenic viewshed. Additionally, most long-range views in the
surrounding project area are obstructed or at least partially obstructed by existing
development and/or the surrounding freeway infrastructure. Views are thus, limited to the
immediate urban built environment. Therefore, development of the Project with buildings
up to 100 feet in height would not result in the obstruction of valued views on-site or offsite since such views are not currently available.
,/

The Project would not have a substantial effect on a scenic vista or alter views from a
designated scenic highway, and would not substantially obstruct an existing view of a
prominent, valued visual resource. Therefore, project impacts to views would be less than
significant.
Light and Glare
Due to the heavily urbanized character of the area, particularly along the active
commercial corridor of Sepulveda Boulevard, the surrounding area currently exhibits
medium to high ambient nighttime lighting levels. The proposed project would introduce
new illumination sources including interior and exterior lighting for wayfinding, security,
parking, signage, architectural
highlighting,
and landscaping
purposes.
Lighting
introduced along the eastern facade of the proposed buildings on Sepulveda Boulevard
would be designed to minimize light spillover to residences located across Sepulveda
Boulevard through the use of shielding, cut-off fixtures, or similar measures. In addition,
all exterior project lighting would comply with applicable regulations contained within the
LAMC and the Sherman Oaks Streetscape Plan and Design Guidelines.
Furthermore,
given the degree of ambient lighting that currently exists in the project area, the Project's
proposed lighting levels would not substantially increase the existing ambient nighttime
light levels.
Glare is currently generated by existing buildings, vehicle windows, and other reflective
surfaces in the area. The facades of the buildings would include plaster siding and would
not contain highly reflective materials. Windows consisting of low-reflectivity glass would
be utilized to minimize off-site glare. As vehicular parking on the site would be enclosed
within a parking facility, automobile-related glare impacts to any off-site sensitive uses
would not occur. Thus, any potential glare effects would be insignificant.
Overall, the proposed project would not create a new source of substantial light or glare
that would adversely affect adjacent light-sensitive areas or a new source of glare that
would substantially affect day or nighttime views in the area. Therefore, project impacts
associated with light and glare would be less than significant.
Shading
The nearest shadow sensitive receptors to the project site are the residential uses located
to the east of the project site across Sepulveda Boulevard.
Worst-case scenario
shade/shadow simulations for the winter solstice, spring equinox, summer solstice, and fall
equinox indicate that the greatest off-site shading would occur during the winter solstice.
However, project shading on sensitive uses during the winter would not occur for more
than the significance threshold of three hours between the time frame of 9:00 a.m. and
3:00 p.m. During the spring equinox and summer solstice, respectively, shading on the
residential uses to the east would be very limited. During the fatl equinox, noticeable
shading would be experienced by the first row of residential properties to the east between
the hours of 2:00 p.m. and 5:00 p.m. However, the Project's shading impacts on shadow
sensitive uses during the fall would not occur for more than the significance threshold of
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four hours between the timeframe of 9:00 am. and 5:00 p.m. In summary, based on the
shading simulations for the four seasons which are provided in Figures IV.A-11 through
IV.A-14 in Section lV.A, Aesthetics, the project would result in less than significant shading
impacts.
Consistency with Applicable Policies
The design of the Project would be consistent with the Community Plan and the Sherman
Oaks Streetscape Plan and Design Guidelines,
With regard to consistency with the
Specific Plan, the Project would require Specific Plan exceptions enumerated above. The
Specific Plan includes express provisions for granting exceptions to the Specific Plan.
Therefore, seeking exceptions to the Specific Plan would not be inconsistent with the
Specific Plan. Additionally, granting of the Specific Plan exceptions would be consistent
with the Specific Plan's procedural requirements.
Merely requesting Specific Plan
exceptions does not render every inconsistency with the Specific Plan a potentially
significant aesthetic impact because prior to granting the requested exceptions, the City
considers compatibility and aesthetics with the required findings, and such findings include
substantial evidence that the inconsistencies do not result in material adverse effects. The
aforementioned Specific Plan exception findings are incorporated herein by reference.
Project aesthetic impacts relative to consistency with applicable regulations or plans would
be less than significant.
Cumulative Impacts
The cumulative analysis of aesthetics, views, light and glare, and shading considered
51 related projects. Similar to the proposed project, the related projects consist of infill
development projects located in already urbanized areas. Of the related projects, the
closest related project is Related Project No. 23, a mixed-use residential and commercial
project located at 15212-15222 Ventura Boulevard located approximately 0.30 mile to the
southeast of the project site. This related project would also be subject to the design
standards and regulations of the Community Plan, Specific Plan, and Sherman Oaks
Streets cape Plan and Design Guidelines. Therefore, it is not. reasonably foreseeable that
this related project would remove or alter aesthetic elements that contribute to the valued
character of the surrounding area or would contrast with the existing visual environment.
Development of the other related projects would not cause cumulative aesthetic impacts
as these related projects are not visible from the project area due to either distance and/or
existing intervening development.
With regard to views, only Related Project No. 23 is located within the same viewshed as
the Project (i.e., along Sepulveda Boulevard) so as to contribute to cumulative impacts on
views.
However, valued views in the project area are not currently available due to
existing intervening development. Therefore, development of Related Project No. 23 and
the proposed project would riot result in a significant impact on valued views.
Development of the proposed project as well as the other related projects would
cumulatively introduce new or expanded sources of artificial light. As the project area is
located in a highly urbanized area, the additional artificial light sources introduced by the
related projects and the proposed project would not significantly alter the existing mediumhigh to high lighting environment.
Due to the distance of the related projects from the
Project, the lighting and glare of the Project and these other related projects would not
exceed the established thresholds of significance.
As such, cumulative light and glare
impacts are concluded to be less than significant.
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None of the identified 51 related projects are located adjacent to the project site or within
close proximity to the project site such that shading on the same sensitive uses would
occur. Therefore, no cumulative shade/shadow impacts would occur relative to shadow
sensitive uses.
2. Agricultural Resources
The Project site is located in an urbanized setting.
operations are ,present within the site or surrounding
project would not result in impacts to Prime Farmland,
Statewide Importance, and no further evaluation of this
EIR.

No agricultural uses or related
area. Therefore, the proposed
Unique Farmland, or Farmland of
issue was necessary in the Draft

The Project site is zoned [Q]CR-1 L (Limited Commercial), R3-1L (Multiple Dwelling), R11L (One-Family), and [Q]P-1 L (Automobile Parking). No agricultural zoning is present onsite and in the surrounding area, and no nearby lands are enrolled under the Williamson
Act. Therefore, no conflict exists with regard to agricultural zoning or Williamson Act
contracts. No impact would occur, and no evaluation of this issue was necessary in the
Draft EIR.
Since there are no agricultural uses or related operations on or near the Project site, the
proposed project would not involve the conversion of farmland to other uses, either directly
or indirectly. Therefore, no impacts to agricultural land or uses would occur, and no further
evaluation of this issue was necessary in the draft EIR.

3. Air Quality
Final EIR Section Il.B.IV.B adds an in-depth survey of studies and literature regarding the
potential health impacts of air pollutants, as well as public welfare and ecological effects of
various air pollutants. This additional information does not change the proposed project
air quality impact conclusions set forth in the Draft EIR, but amplifies the background
information regarding those impacts.
Construction - Toxic Air Contaminants; Cumulative Impacts
The greatest potential for toxic air contaminants (TAC) emissions during construction
would be related to diesel particulate emissions associated with heavy equipment
operations for grading and excavation activities. The proposed project would not result in
a long-term (i.e., 70 years) substantial source of TAG emissions. In addition, there would
be no residual emissions after construction and corresponding individual cancer risk. As
such, project-re1ated toxic emission impacts during construction would be less than
significant.
Similar to the proposed project, the greatest potential for TAG emissions at each related
project would involve diesel particulate emissions associated with heavy equipment
operations during grading and excavation activities.
Given that the proposed project
contribution to cancer risk from construction activities would be less than significant and is
a localized impact, related projects that have not already been built would not result in a
long-term (i.e., 70 years) substantial source of TAG emissions with no residual emissions
after construction and corresponding individual cancer risk. Thus, TAC emissions from the
related projects are anticipated to be less than significant individually and cumulatively.
Construction - Odors; Cumulative Impacts

/

,

CPC-2010-3152-ZC-HD-SPE-SPR-SPP-CUBNTT-61216

F-62

Potential sources that may emit odors during construction activities include the use of
architectural coatings and solvents. Via mandatory compliance with SCAOMD Rules, no
construction activities or materials are proposed which would create objectionable odors.
Therefore, no construction-related odor impacts would occur and no mitigation measures
would be required.
Also similar to the proposed project, potential sources that may emit odors during
construction activities at each related project would include the use of architectural
coatings and solvents. Via mandatory compliance with SCAQMD Rules, it is anticipated
that construction activities or materials used in the construction of the related projects
would not create objectionable odors. Thus, odor impacts from the related projects are
anticipated to be less than significant unto themselves, as well as cumulatively in
conjunction with the proposed Project.
Operation - Cumulative Toxic Air Contaminant Impacts
With respect to TAC emissions, the proposed project or any of the identified related
projects (which are largely residential, restaurant, retail/commercial,
and institutional
developments), would not represent a substantial source of TAC emissions.
Uses
typically associated with TAC emissions include large-scale industrial, manufacturing, and
transportation hub facilities. Based on recommended screening level siting distances for
TAC sources, as set forth in the California Air Resources Board's Land Use Guidelines,
the proposed project and related projects would not result in a cumulative impact requiring
further evaluation. However, the proposed project and each of the related projects would
likely generate minimal TAC emissions related to the use of consumer products,
landscape maintenance activities, among other things.
Pursuant to California Assembly Bill 1807, which directs the CARB to identify substances
such as TAC and adopt airborne toxic control measures (ATCMs) to control such
substances, the SCAOMD has adopted numerous rules (primarily in Regulation XIV) that
specifically address TAC emissions.
These SCAOMD rules have resulted in and will
continue to result in substantial Basin-wide TAC emissions reductions.
As such,
cumulative TAC emissions during lonq-term operations would be less than significant. In
addition, the proposed project would not result in any sources ofTACs that have.
Operation - Localized Operation Impacts
Project-generated
traffic volumes are forecasted to have a negligible effect on the
projected 1-hour and 8-hour CO concentrations at the intersections studied.
Since a
significant impact would not occur at the intersections operating at the highest VIC ratio,
no significant impacts would occur at any other analyzed roadway intersection as a result
of project-generated traffic volumes. Thus, the proposed project would not cause any new
or exacerbate any existing CO hotspots, and, as a result,impacts
related to localized
mobile-source CO emissions would be less than significant.
A freeway CO analysis was completed to ascertain potential impacts to the project site
from the US-10111-405 interchange.
Sensitive receptors on the project site would be
exposed to 1-hour and 8-hour CO levels of 7.4 and 7.0 ppm respectively. These levels
are below the t-hour and 8-hour CO standards and, therefore, the US-101 and the 1-405
would not cause local CO emissions to exceed the prescribed threshold at the project site.
The proposed project may include the installation and operation of diesel-fired generators
for emergency power generation.
Compliance with SCAOMD Rules and Regulations
regarding stationary-source combustion equipment would ensure that contributions to
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localized PM10 concentrations
remain below the 2.5 IJg/m3 significance threshold.
Compliance with' existing applicable laws or regulations that regulate conduct for the
purpose of reducing environmental impacts may be assumed in CEQA analysis, and
compliance with such laws or regulation need not be set forth as mitigation. Therefore,
any potential impacts would be less than significant.
Operation - Toxic Air Contaminants On-Site Sources
/

The primary sources of potential air toxics associated with proposed project operations
include diesel PM10 from delivery trucks (e.g., truck traffic on local streets and on-site truck
idling) and emergency backup generators. Potential localized air toxic impacts from onsite sources of diesel particulate emissions would be minimal since the proposed uses are
not typically associated with heavy-duty trucks trips to the site. However, in the event that
a small number of trucks access the project site, they would be required to limit idling to 5
minutes while on-site. Based on the limited activity of the toxic air contaminant sources,
the proposed project would not warrant the need for a health risk assessment associated
with on-site activities, and, in this regard, potential air toxic impacts would be less than
significant.
Typical sources of acutely and chronically hazardous toxic air contaminants include
industrial manufacturing processes, automotive repair facilities, and dry cleaning facilities.
The proposed project would not include any of these potential sources, although minimal
emissions may result from the use of consumer products. As such, the proposed project
would not release substantial amounts of toxic contaminants, and no significant impacts
on human health would occur. Based on the limited activity of the toxic air contaminant
sources, the proposed project does not warrant the need for a health risk assessment, and
potential air toxic impacts would be less than significant.
Operation - Odors; Cumulative Impacts
The proposed project does not include any uses identified by the SCAQMD as being
associated with odors. Thus, potential odor impacts would be less than significant.
Neither the proposed project nor any of the related projects (which are primarily general
office, residential, retail, and restaurant uses) have a high potential to generate odor
impacts. Furthermore, any related project that may have a potential to generate
objectionable odors would be required by SCAQMD Rule 402 (Nuisance) to implement
Best Available Control Technology to limit potential objectionable odor impacts to a less
than significant level. Thus, potential odor impacts from related projects are anticipated to
be less than significant individually and cumulatively.

.I

CPC-201 0-31S2-ZC-H D-SPE-SPR-SPP-CUBNTT-61216

F-64

Operation - Global Climate Change; Cumulative Impacts
The proposed project contains design features that would reduce the Project emissions
profile and would represent improvements above what can be considered "business as
usual." The proposed project would be designed to achieve a silver rating under the U.S.
Green Building Council's Leadership in Energy and Environmental Design (LEED®) green
building program.
To achieve the LEED® silver rating, sustainability measures that
address transportation, water efficiency, and energy efficiency would be incorporated as
part of the project. In addition, the very nature of the Project, urban infill located in a
transit rich area, further improves the project's GHG reducing potential. The Project would
be consistent with the goals set forth in AB32, as well as in CARB's scoping plan. The
project's GHG emissions reductions compared to the BAU scenario constitute an I
equivalent or larger break from "business-as-usual" then has been determined by CARB to .
be necessary to meet Assembly Bill 32's goals. Therefore, the proposed project will not
have a significant impact on the global climate change due to its greenhouse gas
emissions.
The proposed project, by implementing project features and GHG reducing measures,
results in a net decrease in GHG emissions when compared with business as usual. In
addition, the City of Los Angeles is also taking direct action to reduce emissions from all
utility users and improve transportation citywide.
Therefore, due to the incremental
amount of GHG emissions estimated for this project, the fact that estimated operational
emissions are likely overstated, the lack of any evidence for concluding that the Project's
GHG emissions could cause any measurable increase in global GHG emissions
necessary to force global climate change, and the fact that the Project incorporates design
features to reduce potential GHG emissions that are consistent with the goals of AS 32,
the CAT Report strategies, and the City of Los Angeles' strategies, the Project is not
considered to have a signif.icant impact with respect to global climate change on a
cumulative basis.
SCAQMD Handbook Policy Analysis
While development of the proposed project would result in short-term regional impacts,
Project development would not have a long-term impact on the region's ability to meet
state and federal air quality standards. The proposed project would comply with SCAQMD
Rule 403 and would implement all feasible mitigation measures for control of NOx, PM10
and PM2.5. Also, the project would be consistent with the goals and policies of the Air
Quality Management Plan (AQMP) for control of fugitive dust
The Project's long-term
influence would also be consistent with the goals and policies of the AQMPand
is,
therefore, considered consistent with the SCAQMD's AQMP.
City of Los Angeles Policies
The proposed project would be consistent with City of Los Angeles air quality policies, as it
implements the air quality goals and policies set forth in the City's General Plan.
Development of the proposed project at the proposed site location offers the opportunity to
provide residential uses within a highly urbanized regional employment center and
adjacent to a regional shopping center. The Project would support the reduction of air
emissions via its use of existing infrastructure, proximity to existing regional and local
transit facilities, the provision of pedestrian-scale street frontages, and location near
existing commercial uses that would meet many of the needs of the project's future
residents,
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Overall, no significant impacts would occur as a result of project development with respect
to compatibility with applicable air quality policies as set forth in the City's General Plan Air
Quality Element.
4.

Biological

Impacts

Cumulative Impacts

r :
I

The majority of-the 51 related projects are located at a sufficient distance from the project
site so as to not cause potential cumulative impacts to raptors in the area. However, three
related projects are located within a half mile of the project site. The urbanized nature and
sizes of these sites, along with their lack of seclusion, would prevent raptor hunting and.'
breeding.
Therefore, current and future use of these sites by raptors is unlikely.
In
addition, all of the related projects would be required to comply with the Migratory Bird
Treaty Act, as well as the City ordinances for protected trees and street trees. As a result,
cumulative impacts to biological resources would be less than significant.
5.

Cultural

Resources

Attachment B Section V of the November 2004 Initial Study provided substantial evidence
showing that potentially significant impacts to cultural resources were not reasonably
foreseeable as result of the proposed project. As part of this Initial Study, the properties
within the Project site have been formally assessed for historical significance for the
purposes of CEQA compliance. A records search was conducted by the South Central
Coastal Information Center (SCCIC) at California State University, Fullerton to identify
previously recorded prehistoric and historic resources in and around the project site. This
search included a review of the National Register of Historic Places (National Register)
and its annual updates, the California Historical Resources Inventory database maintained
by the California Office of Historic Preservation (OHP), and the City of Los Angeles
Historic-Cultural Monuments register.
The records search indicated that there are
currently no previously identified federal or state level designated or eligible prehistoric or
historic resources within or near the project site. There is, however, one City of Los
Angeles Historic-Cultural Monument located outside of the project site, but within 0.5 mile
of it. This resource is identified as the "Tower of Wooden Pallets" (monument number
184). This historic resource is far enough away from the proposed project site as to not be
directly or indirectly impacted by the Project's implementation.
A review of survey data collected and evaluated indicates that no prehistoric or historic
archaeological sites have been identified within the local area and that no unique or
important prehistoric or historic archaeological resources have been encountered within
the project vicinity. The project site is located within an urbanized area and has been
subject to extensive disruption over the years; thus, any surficial archaeological resources,
which may have existed at one time, have likely been previously disturbed.
The project site is located within an urbanized area that has been previously developed
with various uses. Within the project area, any traditional burial sources, which include
archaeological sites, burial sites, ceremonial areas, gathering areas, or any other natural
area important to a culture for religious, burial, or heritage reasons, would likely be
associated with the Native American group known as the Fernandeno, a branch of the
Gabrielino. No known traditional burial sites or other type of cemetery usage has been
identified within the project site or nearby vicinity. Nonetheless, any discovery of human
remains or related resources would be treated in accordance with federal, state, and local
regulations and guidelines for disclosure, recovery, relocation, and preservation, as
appropriate, including CEOA Guidelines Section 15064.5(e). Therefore, no impacts are

, ':",

,

CPC-2010-3152-ZC-HD-SPE-SPR-SPP-CUBNTf-61216

F-66

expected, and no further evaluation of potential impacts associated with the discovery of
human remains is necessary.

6. Geology/Soils
Soil Conditions
Project construction would require approximately 165,000 cubic yards of grading and soil
export. Erosion and sedimentation from exposed soils could occur during construction.
However, project construction activities would be conducted in compliance with erosion
control measures, including grading and dust control measures, imposed by the City
pursuant to grading permit regulations. In addition, the project would be required to have
an erosion control plan approved by the City of Los Angeles. Department of Building and
Safety, as well as a Storm Water Pollution Plan (SWPPP) pursuant to the National
Pollutant Discharge Elimination System (NPDES) permit requirements.
As part of the
SWPPP, Best Management Practices (BMPs) would be implemented during construction
to reduce soil erosion and pollutant levels to the maximum extent possible. As such,
construction of the project would not constitute a geologic hazard to other properties by
accelerating instability from erosion or accelerating the natural processes of wind and
water erosion and sedimentation that would result in sediment runoff or deposition that
would not be contained or controlled on-site.
Therefore, construction-related
impacts
associated with erosion and sedimentation would be less than significant.
Soil erosion and sedimentation effects during operation would be less as compared with
existing conditions.
In addition, Standard Urban Stormwater Mitigation Plan (SUSMP)
provisions that would include site-specific BMPs would be implemented throughout the
operational life of the project, which would assist in reducing on-site erosion. As such,
operation of the project would not constitute a geologic hazard to other properties by
accelerating instability from erosion or accelerating the natural processes of wind and
water erosion and sedimentation that would result in sediment runoff or deposition that
would not be contained or controlled on-site. Therefore, operational impacts associated
with erosion and sedimentation would be less than significant.
With regard to landform alteration, the project site is located in an urbanized area and is
currently graded. As no distinct or prominent geologic or topographic features would be
destroyed, permanently covered, or materially and adversely modified as a result of the
project, impacts related to landform alteration would be less than significant
Seismic Hazard - Uquefaction
The proposed project is located within a state-designated and city-designated liquefaction
zone. However, liquefaction tests indicate that soil beneath the project site would not be
prone to liquefaction during a 10 percent earthquake (e.g. earthquake with a 475-year
return period). Furthermore, the project would comply with state and local building and
safety codes, including the CBC and the Los Angeles Building Code. In addition, the
Project would comply with the safety guidelines set forth in CGS Special Publications 117,
Guidelines for Evaluating and Mitigating Seismic Hazards in California and the project
design recommendations set forth in the geotechnical report. The LADBS indicated that
due to the improbability of liquefaction on the project site, no mitigation is necessary
pursuant to the Seismic Hazard Mapping Act. Therefore, the Project would not cause or
accelerate geologic hazards which would result in substantial damage to structures or
infrastructure or expose people to substantial risk of injury and geologic hazard impacts
related to liquefaction would be less than significant.
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by Seiches and Dam Failures

The Project site lies within the inundation hazard areas of the Encino Reservoir and the
Sepulveda Dam, which are managed by the Los Angeles Department of Water and Power.
It is possible that overtopping of the reservoir and/or dam could occur with a worst-case
scenario, leading to dam failure. Seismic activity could also lead to failure of either of
these water containment structures. However, the California Division of Safety of Dams
regulates the siting, design, construction, and periodic review of all dams in the State.
Mitigation of potential seiche hazards has also been implemented by the Los Angeles
Department of Water and Power through regulation of the level of water in its storage
facilities and the provision of walls of extra height to contain seiches and prevent overflow
or inundation. Further, the Sepulveda Dam has automatically controlled spillway qates .
that rise and lower to control the dam from overtopping. Automatic release of water from
the dam is discharged to the Los Angeles River. In addition, the 1-405 and US-101
Freeways serve as physical barriers between the Encino Reservoir, the Sepulveda Dam,
and the project site. Therefore, the project would not cause or accelerate geologic
hazards which would result in substantial damage to structures or infrastructure or expose
people to substantial risk of injury due to inundation by a dam or a seiche. Impacts related
to these issues would be less than significant.
Cumulative Impacts
Impacts associated with geologic and soil issues are typically confined to a project site or
within a very localized area and do not affect off-site areas associated with the related
projects or ambient growth.
Cumulative development in the area would, however,
increase the overall potential for exposure to seismic hazards by potentially increasing the
number of people exposed to seismic hazards. Nevertheless, all related projects would be
subject to established guidelines and regulations pertaining to seismic hazards. As such,
adherence to applicable building regulations and standard engineering practices would
ensure that cumulative impacts would be less than significant.
7.

Hazards and Hazardous Materials

Release of Hazardous Materials
Construction of the proposed project would involve the temporary use of potentially
hazardous materials, including paints, adhesives, surface coatings, cleaning agents, fuels,
and oils.
However, all potentially hazardous materials would be used, stored, and
disposed of in accordance with manufacturers' instructions and handled in compliance
with applicable standards and regulations.
Any associated risk would be adequately
reduced to a less than significant level through compliance with these standards and
regulations. Additionally, any emissions from the use of such materials would be minimal
and localized to the project site.
With regard to potentially hazardous conditions on the site, the project site is not listed on
any of the local, state, or federal databases
concerning
hazardous materials.
Furthermore, no evidence of hazardous environmental conditions was observed on the
site. As such, the potential to uncover contaminated soils or groundwater beneath the site
during project construction (particularly during grading and excavation activities) is
considered low.
Since construction of the Project would comply with applicable
regulations and would not increase the risk of interference with existing emergency
response capacity to the project area over existing conditions or expose persons to
substantial risk resulting from the release of hazardous materials or exposure to health
hazards in excess of regulatory standards, impacts associated with the potential release of
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project would be less than

Operation of the Project would involve the limited use of potentially hazardous materials
typical of those used in residential. and commercial developments, including cleaning
agents, paints, pesticides and other materials for landscaping. All potentially hazardous
materials would be used, stored, and disposed of in accordance with manufacturers'
specifications and handled in compliance with applicable standards and regulations.
Thus, any risks associated with these potentially hazardous materials would be reduced to
a less than significant level through compliance with these standards and regulations.
Therefore, as the Project would comply with applicable requlations and would not increase
the fisk of interference with existing emergency response capacity to the project area over
existing conditions or expose persons to substantial risk resulting from the release ot
hazardous materials or exposure to health hazards in excess of regulatory standards,
impacts associated with the use of hazardous substances during operation of the
proposed project would be less than significant.
Asbestos Containing Materials
Demolition of the one remaining building on the Project site would have the potential to
release asbestos fibers into the atmosphere if they are not properly stabilized or removed
prior to demolition activities. The removal of ACMs is regulated by SCAQMD Rule 1403
and, therefore, ACMs would be removed (if present) by a certified asbestos containment
contractor in accordance with applicable regulations prior to demolition. Therefore, as the
Project would comply with applicable requlations and would not increase the risk of
interference with existing emergency response capacity to the project area over existing
conditions or expose persons to substantial risk resulting from the release of hazardous
materials or exposure to health hazards in excess of regulatory standards, the risk of
exposure to ACMs would be less than significant.
Lead-Based Paint
Results of qualitative lead screening did not indicate the presence of lead-based paint
within the existing residence on the site. Therefore, the potential for construction workers
to be exposed to lead during demolition of the existing residence is considered low. As
the proposed project would not increase the risk of interference With existing emergency
response capacity to the project area over existing conditions or expose persons to
substantial risk resulting from the release of hazardous materials or exposure to health
hazards in excess of regulatory standards, potential impacts associated with the presence
of lead would be less than significant.
Underground Storage Tanks
No evidence of underground storage tanks (USTs) was observed on the site and no
records have been found which indicate the potential existence of USTs. As the proposed
project would not increase the risk of interference with existing emergency response
capacity to the project area over existing conditions or expose persons to substantial risk
resulting from the release of hazardous materials or exposure to health hazards in excess
of regulatory standards, potential impacts associated with USTs would be less than
significant.
Oil and Gas

/
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There are no oil or gas wells or the drilling of oil and gas wells on the project site. In
addition, the project site is not located on an oil, gas, or geothermal field or within a citydesignated methane zone or methane buffer zone. As the Project would not increase the
risk of interference with existIng emergency response capacity to the project area over
existing conditions or expose persons to substantial risk resulting from the release of
hazardous materials or exposure to health hazards in excess of regulatory standards, no
impacts associated with oil and gas would occur.

,
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Groundwater
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Excavation activities for the Project would not encounter groundwater and the project site
is not listed on the local, state, or federal databases concerning hazardous materials. As.'
such, the potential to uncover contaminated groundwater beneath the project site
particularly during grading and excavation activities is considered low. As the proposed
project would not expose persons to substantial risk resulting from the release of
hazardous materials or exposure to health hazards in excess of regulatory standards from
groundwater contamination, potential impacts associated With contaminated groundwater
would be less than significant.
Cumulative Impacts
Impacts associated with hazards and hazardous materials are typically site-specific and do
not cumulatively affect off-site areas, Furthermore, all related projects would be required
to comply with local, state, and federal regulations pertaining to hazards and hazardous
materials. Therefore, with adherence to such regulations, the cumulative development of
the proposed project and related projects would not result in cumulatively significant
impacts with regard to hazards and hazardous materials.
8.

Land Use

Section IV.G of the Draft EIR, Responses to Comments 7-1 through 7-5 (which are
repeated and cross-referenced throughout the Responses to Comments), Final EIR
Sections I.G, II.A 1 and IV.G, the separate Vesting Tentative Map findings, as well as the
Specific Plan Exception findings-all
of which are incorporated herein by referencecontain substantial evidence that environmental impacts relative to applicable plans,
policies and regulations would be less then significant.
Not every policy, goal and provision of an applicable plane, policy or regulation is relevant
to CEQA compliance. Only those provisions that are adopted for the purpose of avoiding
environmental impacts are relevant to CEQA compliance. Similarly, a project need not be
consistent with every applicable goal, policy or provision in order to deemed to have a
less-than-significant land use impact. Overall consistency with the applicable provisions
adopted for the purpose of avoiding environmental impacts is a more reasonable and
widely-accepted approach. Policy questions addressing whether the proposed project is
desirable or undesirable are not relevant to CEQA compliance because desirability is
separate and distinct from the physical environmental impacts of the proposed project and
the CEQA question of whether those physical impacts result in potentially significant
environmental impacts. With regard to consistency with the Specific Plan, the proposed
project would require Specific Plan exceptions enumerated above. The Specific Plan
includes express provisions for granting exceptions to the Specific Plan. Therefore,
seeking exceptions to the Specific Plan would not be inconsistent with the Specific Plan.
Additionally, granting of the Specific Plan exceptions would be consistent with the Specific
Plan's procedural requirements.
Merely requesting Specific Plan exceptions does not
render every inconsistency with the Specific Plan a potentially significant
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Consistency with Plans and Applicable Policies
Section IV.G of the Draft EIR, Responses to Comments 7-1 through 7-5 (which are
repeated and cross-referenced throughout the Responses to Comments), Final EIR
Sections I.G, 11.A.1 and IV.G provide detailed analysis of the Project's consistency with the
following applicable plans, policies, and regulations:
/

• City of Los Angeles General Plan
The proposed project would be substantially consistent with the goals, objectives and
policies of the General Plan Framework.
In particular, the proposed project would be
consistent with the site's Reg.ional Center designation in terms of proposed land uses as it I
would develop a mix of residential uses and neighborhood-serving
commercial uses in
proximity to a number of employment, shopping, and dining destinations.. The Project
would also increase the vitality of the Regional Center area by redeveloping an existing
underutilized and graded site. Additionally, by locating new residential uses along a major
transportation
corridor (Sepulveda
Boulevard)
and orienting
neighborhood-serving
commercial uses along the street frontages, the Project would promote pedestrian activity
and would facilitate a reduction of vehicle trips in the project area. Since the Project would
be consistent with the applicable goals and policies of the General Plan Framework, land
use impacts relative to this plan would be less than significant.
• Sherman

Oaks -

Studio

City -

Toluca

Lake -

Cahuenga

Pass Community

Plan

As further detailed in Section IV.G, Land Use, of the Draft EIR, the proposed project would
be substantially consistent with the goals, objectives, and policies of the Sherman Oaks Studio City - Toluca Lake - Cahuenga Pass Community Plan. In general, the project
would provide a high-quality mixed-use development consisting of new residential and
neighborhood-serving
commercial uses in a Regional Commercial area of the Sherman
Oaks community.
Thus, the Project would not conflict with the surrounding uses but
rather, would contribute to the area's identity as a major activity center. Furthermore, as
the Project would locate new residential uses along a major transportation corridor, the
Project would promote pedestrian activity and other alternative modes of transportation.
The Project would also comply with applicable Community Plan policies and requirements
pertaining to urban design and transportation. Since the Project would be consistent with
the applicable goals and policies of the Sherman Oaks - Studio City - Toluca Lake Cahuenga Pass Community Plan, land use impacts relative to this plan would be less than
significant.
• Ventura-Cahuenga

Boulevard Corridor Specific Plan

Currently, the existing vacant and under-developed conditions on the project site do not
reflect the high quality development promoted by the Ventura-Cahuenga
Boulevard
Corridor Specific Plan. Implementation of the proposed project would result in a highquality, mixed-use development consisting of multiple-family residential and commercial
uses along a major public transportation corridor. Section IV.G, Land Use, of the Draft
EIR provides a side by side analysis of whether the Project would be consistent with the
applicable standards and regulations of the Specific Plan. In order to implement the
Project as proposed, the Applicant seeks Specific Plan Exceptions referenced above. As
noted previously, the Specific Plan includes express provisions for granting exceptions to
the Specific Plan. Therefore, seeking exceptions to the Specific Plan would not be
inconsistent With the Specific Plan. Additionally, granting of the Specific Plan exceptions
would be consistent with the Specific Plan's procedural requirements. With approval of the
proposed Specific Plan Exceptions, the Project would generally be in conformance with
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the intent of the Specific Plan, and land use impacts relative to this plan would be less
than significant.
• City of Los Angeles Do Real Planning Guidelines
The Do Real Planning Guidelines includes a set of 14 points to guide planning activities for
the City. As further detailed in Section IV.G, Land Use, of the Draft EIR, the project would
be consistent with these relevant points. Thus, land use impacts relative to the Do Real
Planning Guidelines would be less than significant.

/

• City of Los Angeles Walkability Checklist
.I

As further detailed in Section IV.G, Land Use, of the Draft E1R, the Project would comply
with the principles presented in the City's Walkability Checklist.
The Project would
implement design features that would improve the pedestrian environment, in accordance
with the objective of the City's Walkability Checklist. As such, the Project would generally
be consistent with the City's Walkability Checklist.
• City of Los Angeles Municipal Code
A zone change from [Q]CR-1 L, R3-1L, R1-1 L, and [Q]P-1L to C2 (Commercial Zone)
would bring the site into conformance with the existing Community Plan designation of the
project site as Regional Center, and the C2 zone would be more appropriate for the
project site as this zone was designed to accommodate both commercial and housing
development in a manner that contributes to the economic growth of the area.
Redevelopment of the site, as allowed under a C2 zone, would be an extension of the
revitalization process occurring within the Ventura-Cahuenga
Boulevard Corridor Specific
Plan area. The C2 zone designation would allow mixed uses that include both residential
and commercial development.
Similar to the proposed zoning change, the proposed height district proposed for the site
corresponds to the prescribed height district for the land use designation (i.e., Regional
Center). The project site is the only site within the boundaries of the Regional Center
designation that is not designated as Height District 20.
As the project site was
designated as Regional Center because of its proximity and physical relationship to the
other properties within the Regional Center area, the proposed height district change
would create a height district that is generally consistent with that of the surrounding uses,
particularly the uses to the immediate south of the site.
•

Regional Plans and Applicable Policies
Per SCAG, the proposed project
Section IV.G, Land Use, of the
SCAG policies and principles,
Regional Transportation Plan,
Assessment.

is considered regionally significant. As further detailed in
Draft EIR, the proposed project would be consistent with
including those of the Regional Comprehensive Plan,
Compass Blueprint, and the Regional Housing Needs

Land Use Compatibility
The proposed project would be compatible with various surrounding uses, including the
Sherman Oaks Galleria to the south, as well as multi- and single-family residential uses to
the east. The proposed neighborhood commercial uses would complement the Sherman
Oaks Galleria and would represent an extension of the existing commercial uses along
Sepulveda Boulevard.
These neighborhood commercial uses would have hours of

,

CPC-201' 0-3152-ZC-HO-SPE-SPR-SPP-CUBNTT-61216

F-72

operation that are similar to those of other nearby retail uses. Furthermore, the location of
the proposed residential and commercial uses would be appropriate given the site's
location within a populated, heavily-traveled, mixed-use Regional Center.
The design of the proposed project would also be compatible with the surrounding uses
and structures, which range in height from one story to approximately 16 stories. (See
Supplemental responses to Comments Fig. 1.) While the proposed building heights would
be greater than the single-story residence that currently exists on-site, the project height
would not contrast with the heights of the Sherman Oaks Galleria.
Furthermore, the
single- and multi-family residential structures comprised of one to three stories to the east
of the site are separated from the site by Sepulveda Boulevard, a six-lane Class II Major
Highway.
Therefore, a buffer currently exists to aid in the transition of the proposed
project's high-density residential uses to the medium- and low-density residential areas. ln
addition, the design of the project would aid in this transition as the commercial uses
fronting Sepulveda Boulevard would provide an impression along this street as a smaller
and more pedestrian scale, in keeping with the desire to encourage pedestrian activity, as
well as transition to the less dense residential uses across Sepulveda Boulevard.
In addition, the project site is an ideal location for the proposed mixed-use project, as it is
situated within a high commercial activity Regional Commercial area, along two major
transportation corridors, and near a variety of employment opportunities.
The project is
designed to encourage pedestrian activity, as it would locate residential uses and
commercial uses within the same building and would be easily accessible by foot for other
residents within the project vicinity.
Based on the above, the Project would not substantially or adversely change the existing
relationship between on- and off-site land uses and properties, or have the long-term
affect of adversely altering a neighborhood or community through ongoing disruption,
division, or isolation.
Cumulative Impacts
The 51 related projects generally consist of infill development in an already urbanized area
and redevelopment of existing uses. As with the proposed project, related projects are
expected to comply with relevant land use plans and regulations. Since the Project would
be consistent with the Community Plan, Specific Plan, and the LAMe upon approval of the
Specific Plan exceptions, zone change and height district change, the Project would not
incrementally contribute to cumulative inconsistencies with respect to land use plans.
Cumulative impacts associated with land use plans within the area would be less than
significant.
Additionally, there are no related projects located within the immediate vicinity of the
project site.
The closest related project is Related Project No. 23, a mixed-use
development consisting of 52 condominiums and 7,460 square feet of specialty retail, to
be located at 15212-15222 Ventura Boulevard, approximately 0.30 mile to the southeast
of the project site. As with the proposed project, the mixed-use nature of Related Project
No. 23 would be consistent with the existing mix of commercial and residential uses that
characterize the project area. Thus, development of Related Project No. 23 and the
proposed project would not alter the existing land use relationships in the community.
Therefore, cumulatiVe land use impacts relative to land use compatibility would be less
than significant.
9. Mineral Resources
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The project site is not located in an area containing significant mineral deposits as
designated by the City of Los Angeles. The project site has been previously developed
and is located in an urban, developed area. Therefore, project implementation would not
result in the loss of availability of a known mineral resource. No impacts would occur, and
no further evaluation of this issue was necessary in the Draft EIR.
According to the Conservation Element of the City of Los Angeles General Plan, sites that
contain potentially significant sand and gravel deposits which are to be conserved follow
the Los Angeles River flood plain, coastal plain, and other water bodies and courses and
lie along the flood plain from the San Fernando Valley through downtown Los Angeles.
These sites are also identified in two Community Plan elements of the City's General Plan
(the Sun Valley and the Sunland - Tujunga - Lake View Terrace - Shadow Hills - East la.
Tuna Canyon Community Plans), neither of which incorporates the project site.
Furthermore, the project site and its surrounding area are currently developed with urban
uses. As such, project implementation would not result in impacts associated with the loss
or availability of a known mineral resource that would be of value to the region and the
residents of the state. No impacts would occur, and no further evaluation of this issue is
necessary in the Draft EIR.
10. Noise & Vibration
Construction & Operation - Ground-borne

Vibration

The proposed project would generate ground-borne vibration during site clearing and
grading activities or large bulldozer operations. Vibration velocities from the operation of
construction equipment would range from approximately 0.003 to 0.089 inch per second
peak particle velocity (PPV) at 25 feet from the source of activity. The nearest receptor
(777 Motor Inn), which is approximately 50 feet from the project construction site, would be
exposed to vibration velocities ranging from approximately 0.001 to 0.031 inch per second
PPV. As this value is considerably below the 0.5 inch per second PPV significance
threshold (potential building damage), project construction activities would not cause
ground-borne vibration levels to exceed 0.5 inch per second PPV at any off-site structures.
Thus, vibration impacts associated with construction would be less than significant.
With respect to annoyance, the Final EIR states that under a worst case scenario vibration
impacts associated with construction would be significant at the 777 Motor Inn when heavy
construction equipment is operating at the perimeter of the project site, close to the
receptor. This would occur intermittently for short durations only during site grading and
excavation phases. Vibration would be quickly reduced to below the significant threshold
at approximately 80 feet from the receptor. The significance of ground-borne vibration
impacts is a site-wide evaluation. On a site the size and depth of this site, the area where
brief and sporadic ground-borne vibration annoyance occurs is a small fraction of the
construction area and a small fraction of the construction time. It is, therefore, a less than
significant impact.
Operation of the proposed project would include typical residential and commercial-grade
stationary mechanical and electrical equipment such as air handling units, condenser
units, exhaust fans, and electrical emergency power generators, which would produce
vibration. In addition, the primary sources of transient vibration would include passenger
vehicle circulation within the proposed subterranean
parking facility, and on-site
loadinglrefuse collection truck activity. Ground-borne vibration generated by each of the
above-mentioned activities would be similar to the existing sources (i.e., traffic on adjacent
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roadways and adjacent parking structure) adjacent to, the project site, The potential
vibration impacts from all proposed project sources at the closest structure locations would
be less than the significance threshold 72 VdB for perceptibility,
As such, project
operation activities would not cause ground-borne vibration levels to exceed 72 VdB at offsite vibration sensitive receptors including the 777 Motor Inn and impacts would be less
than significant.
Operation - Off-Site Roadway (Mobile) Noise
The larger proposed project studied in the Draft EIR is expected to generate a maximum
of 5,844 additional daily trips. Traffic attributed to the proposed project would increase the
total daily traffic traveling along the major thoroughfares within the project vicinity, This
increase in roadway traffic volumes was analyzed to determine if any traffic-related noise
impacts would result from project development.
Reducing the residential units of the
Project from 500 to 399 units, as set forth in the Final EIR, as well as the reduction of the
proposed project's neighborhood-serving
commercial uses from 55,000 square feet to
52,000 square feet, would further reduce the daily and peak-hour trips generated by the
Project, which would also reduce roadway noise. The largest project-related traffic noise
impact is anticipated to occur along the segment of Camarillo Street, west of Sepulveda
Boulevard.
Project-related traffic would add 1.8 dBA CNEL to this roadway segment,
while related project plus ambient growth traffic volumes are expected to add less than 0,1
dBA CNEL to this roadway segment, for a combined total of 1,8 dBA CNEL
As the
incremental increases in noise levels at all other analyzed locations are less than 1.8 dBA
CNEL, and these noise level increases are less than the 3-dBA CNEL significance
threshold, project roadway noise impacts are considered to be less than significant.
Operation - On-Site Stationary Noise
Mechanical Equipment
Stationary equipment (e.q., parking structure air vents, pool maintenance machinery, and
building heating ventilation and air conditioning, HVAC,. equipment) would be designed to
comply with the City's Noise Ordinance requirement and the Project significance threshold
of 5 dBA above the ambient noise levels, The Project mechanical design documentation
will include mitigation measures required to minimize HVACfmechanical noise levels to no
more than 5 dBA above ambient noise levels. As such, impacts from stationary sources
would be less than significant.
Loading Dock and Refuse Collection Areas
The loading dock area and refuse collection areas would be located together within a
partially enclosed/covered
area near the northeast corner of the proposed grocery
store/retail building. Delivery and refuse service vehicles would have direct access to this
area via a new private roadway along the back side of the site (i.e., along the
northern/western frontage), extending from Sepulveda Boulevard to Camarillo Street.
Loading dock and refuse service-related activities such as truck movements/idling and
loading/unloading
operations would generate noise levels that have a potential to
adversely impact adjacent land uses during long-term project operations.
The nearest noise-sensitive
use (l.e. multi-family
residences
across Sepulveda
Boulevard) is approximately 150 feet east of the proposed loading dock and refuse service
area, In addition, the eastern portion of the proposed grocery store/retail building would
fully block the line-of-sight between the noise source and sound receptor location.
Loading dock and refuse collection noise levels would be 52 and 47 dBA, respectively,
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and would add less than 1 dBA Leqto the average daytime and nighttime ambient noise
environments at this property line, and would not cause the existing daytime ambient noise
level of 68.5 dBA, or nighttime ambient noise level of 58.1 dBA, to increase by the 5-dBA
significance criterion. As such, impacts would be less than significant.
Courtyard Areas
The proposed project would incorporate a number of features that allow for small outdoor
gatherings.
The Project would be developed with a main central courtyard and three
finger-like themed courtyards and gardens.
The proposed courtyard areas would be
located at the plaza level on top of the podium. All off-site noise sensitive receptors would
be shielded from the courtyard areas by the project buildings. Therefore, potential noise.
impacts associated with courtyard area activities would be less than significant.
Parking Facilities
Parking would be provided within a parking structure with two subterranean levels, one
ground level, and one mezzanine level. The ground level and the mezzanine level parking
would be below the residential development and enclosed. Therefore, since all parking on
the project site would be enclosed within the proposed parking structure, parking facility
noise would not increase ambient noise levels at nearby sensitive receptors, including the
777 Motor Inn. As such, potential noise impacts would be less than significant.
Pool Facility
The proposed project would include a pool/spa facility located on the southwestern portion
of the project site. Although the pool and spa related activities would generate noise,
sensitive receptors surrounding the project area would not be exposed to adverse noise
levels due to the noise shielding provided by the proposed buildings surrounding the pool
area. As such, potential noise impacts would be less than significant.
Of the 51 related projects, the two closest related projects are situated approximately
1,500 feet to 1,700 feet from the project site and include Related Project No. 9 - 15357
Magnolia Boulevard, Apartment and Related Project No. 23 - 15212-15222 Ventura
Boulevard, Condominium and Specialty Retail. All other related projects are located at a
minimum of 2,500 feet away from the proposed project. The potential for noise impacts to
occur are specific to the location of each related project, as well as the cumulative traffic
on the surrounding roadway network.
Cumulative Impacts
Construction
Noise from construction of the proposed project and related projects would be localized,
thereby potentially affecting areas immediately within 500 feet from the construction site.
Due to distance attenuation and intervening structures, construction noise from one site
would not result in a noticeable increase in noise at sensitive receptors near the other site,
which would preclude a cumulative noise impact. As such, cumulative impacts associated
with construction noise would be less than significant.
Operation
The cumulative increase in future CNEL traffic noise levels at project build out with future
ambient growth and the 51 related projects, relative to the existing baseline, would be 1.8
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dB or less in areas that can potentially be affected by the proposed project. As the
increase would be below the project's 3 dBA significance threshold, cumulative traffic
noise impact would be less than significant.
The project site and surrounding area have been developed with uses that have previously
generated, and will continue to generate, noise from lawn maintenance activities,
mechanical equipment (e.g., air conditioning systems), and vehicle movements, among
other community noise sources. Noise impacts related to project development would be
less than signif.icant. In addition, the other related projects are of sufficient distance
(approximately 2,100 feet from the project site) such that operational noise levels from
these projects would not be audible at the project site. As such, cumulative noise impacts
related to long-term project operations would be less than significant.
11. Population, Housing & Employment
Construction
Project development would generate construction workers on-site during the demolition,
grading and excavation, and building construction and finishing phases.
However,
individual construction projects would not be expected to necessarily generate new
employment within the region. Rather, there is a pool of construction workers who move
from project to project and are somewhat mobile. To the extent that the Project supports
and contributes to the pool of construction workers, its impacts would be considered
beneficial.
Since construction employment related to the proposed project would not
exceed expected growth, construction-related employment impacts would be less than
significant.
Operation (including Cumulative Impacts)
Population
The proposed project includes new multi-family residential units and thus, would introduce
a new residential population into the area. Based on a household size factor of 1.70
persons per household for medium density uses as provided in the Community Plan, the
proposed project as originally proposed with 500 units would generate a residential
population of 850 persons at full buifdout. The increase of 850 permanent residents would
represent approximately 48.16 percent of the anticipated growth within the local
(Community Plan) area from 2008 to 2013, 1.02 percent within the subregional area, and
0.23 percent of the anticipated growth within the region. While the 850 new residents
represent much of the growth anticipated in the local area, they constitute only a small
portion of City and County growth and could easily be absorbed at these levels. This
residential population would be reduced to 678 persons with the reduction of residential
units from 500 to 399 units proposed in the Final EIR
Additionally, the neighborhood-serving
commercial component of the project would
generate approximately 130 employees in several shifts. Any population growth attributed
to project employees relocating to the area would not be substantial relative to the
forecasted population growth in the community.
Furthermore, project implementation
would not result in indirect growth through the extension of existing roads or infrastructure
as the roadways and infrastructure to be utilized by the project are currently in place.
Based on all of the above, the Project would not substantially alter the location,
distribution, density, or growth rate of population planned for the area by local and regional
plans. Thus, impacts related to population growth would be less than significant.
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Fifty-one related projects in the surrounding area are expected to be constructed and/or
operational durinq the same time period as the proposed project. Of the 51 identified
projects, a total of approximately 2,819 multi-family residential units (2,054 condominiums
and 765 apartments) would be developed. At full capacity, these units could generate
approximately 4,792 persons. When combined with the proposed project, a cumulative
total of 5,642 persons would be added to the population by 2013. The increase in 5,642
residents would account for 1.49 percent of the anticipated increase in residents within the
region. As these numbers are within the anticipated population growth projected by
SCAG, the proposed project and the related projects would have a less than significant
cumulative impact on population growth. Moreover, with the reduction in the project's
residential units from 500 to 399 units, the cumulative population increase would decrease
by 172 persons.
Housing
Development of the proposed project described in the Draft EIR is projected to account for
approximately 28.46, 0.89, and 0.35 percent of the 2008 to 2013 increase in residential
units in the local area, subregion and region, respectively. The proposed project would
account for much of the housing increase within the local area. However, the area is
experiencing a housing shortage compared to the amount of jobs and, therefore, would
also benefit with the Project's contribution of residential units to the housing supply. The
project's contribution to the amount of housing in the area would be reduced from that
originally analyzed in the Draft EIR by 101 units.
Although the proposed project would not eliminate the housing shortage in the City, it
would promote the goal of generating more housing. The proposed project would not
result in a net loss of available housing units, would not be inconsistent with the current
and projected housing demand and supply, and would not contribute to a jobs/housing
ratio imbalance in the project area. Therefore, potential impacts related to housing would
be less than significant.
When the project is combined with the related projects, a cumulative total of 3,319 units
would be constructed.
This would represent 2.32 percent of the total residential units
anticipated to be built within. the region by 2013. A cumulative total of 3,218 units would
be constructed based on the reduced project. Therefore, as the proposed project and the
related projects would contribute to the housing needed within the region, these projects
would have a less than significant cumulative impact on housing.
Employment
Project development of approximately 52,000 square feet of commercial uses would result
in approximately 123 new employment opportunities on the site.
This increase in
employment positions would account for approximately 9.57 percent of the local area's
increase in employment, 0.27 percent of the subregion's increase in employment, and
0.10 percent of the region's increase in employment.
As the increase in employment
generated by the Project would represent a minimal amount of the employment projected
for the local, subregional, and regional levels, impacts related to employment would be
less than significant.
Furthermore, given the current downturn in economic conditions,
increases in employment growth would be considered a benefit to the local area,
subregion, and region.
Development of the proposed project's 55,000 square feet of commercial space identified
in the Draft EIR combined with the related projects' developed spaces would result in a
total of 859,177 square feet of retaillservice uses, 7,797 square feet of restaurant uses,
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71,206 square feet of office uses, 137,109 square feet of medical office uses, expansion
or development of 4,783 square feet of school uses, and a net addition of 52,363 square
feet of "other" uses (e.g., self-storage space). Based on average employment generation
factors for these uses as provided in SCAG's Employment Density Summary Report,
SCAG (October 2001), a. total of 2,556 employment positions would be added, which
would account for 1.88 percent of the anticipated employment growth in the region. With
the reduction of neighborhood-serving commercial uses from 55,000 square feet to 52,000
square feet proposed by the Applicant, new employment opportunities would be reduced
to approximately 123 employment positions.
As previously noted, given the current
downturn in economic conditions, increases in employment growth would be considered a
benefit to the region. In addition, the proposed project and related projects would result in
a total cumulative development of 3,319 residential units, which accounts for 2.32 percent.'
of the anticipated increase in residential units. The reduction of residential units from 50.0
to 399 units proposed by the Applicant in response to public comments received regarding
the Draft EIR would further reduce this percentage. Therefore, the related projects would
result in a greater increase of residential units compared to employment positions, helping
to balance the jobs/housing ratio in the region. Therefore, the proposed project combined
with the related projects would have a less than significant cumulative impact on
employment.
Jobs/Housing

Ratio

The jobs/housing ratio for the region would be 1.40 in 2013. The jobs/housing ratio would
improve to 1.38 by 2013 from 1.40 in 2008 for the subregional area and the jobs/housing
ratio would improve to 1.11 by 2013 from the 1.13 for the local area. As such, the
Community Plan area, the City of Los Angeles, and the County of Los Angeles would all
benefit with a greater increase in residential uses compared to employment positions since
all three geographical zones are already projected to experience a greater imbalance in
the jobs/housing ratio. As such, the proposed project would not contribute to, but rather
would help to alleviate, the jobs/housing ratio imbalance for the local area, subregional
area, and the region. Thus, impacts would be less than significant.
Consistency with Regulatory Framework
Development of new residential units would support the policies of the City of Los Angeles
General Plan Framework.
The proposed project would accommodate various income
levels by providing a mix of one- to three-bedroom units. The provision of new housing as
part of the project would assist in addressing the housing shortage that currently exists
throughout the County, City, and Community Plan area. In addition, the location of highdensity housing in a commercial area such as the project vicinity would increase housing
within the community while preserving the lower density residential neighborhoods.
As
such, the proposed project would be consistent with applicable policies regarding
population, housing, and employment, and therefore, impacts would be less than
significant.
The proposed project would add new units, varying in size, to the general housing supply
and would contribute to housing availability and opportunity in the area.. According to the
RHNA, the Los Angeles City subregion area, in which the project is located, is in need of a
total of 112,846 additional housing units, including 27.,238 very low income, 17.,495 low
income, 19,304 moderate income, and 48,839 above moderate income housing. The
proposed project would remove one existing single-family residential unit, but would
construct. 399 new residential units and, thus, would not substantially affect the existing
housing units, generally, or low-income units. Further, the proposed project would not
interfere with the potential provision of such housing in the geographic areas analyzed.
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Additionally, as the Project would locate new housing in close proximity to employment,
shopping, dining, and other service destinations, the Project would create new live-work
opportunities in the Sherman Oaks community.
Therefore, the proposed project's
development would not have adverse affects on the existing or future availability of
housing for other sectors.
12. Public Services
/
Police Protection - Construction
With the exception of utility line connections, project construction and staging would be
confined to the site and, therefore, would not interfere with LAPD access to surrounding-,
properties. Construction activities would, however, generate traffic associated with the
movement of construction equipment, the hauling of materials by construction trucks, and
construction worker traffic. As such, construction activities could increase response time
for police vehicles on Sepulveda Boulevard due to travel time delays caused by traffic.
However, to address the potential for increased response times for emergency vehicles,
the LAPD would be notified of the times of day and locations of any traffic slowing or lane
closures.
Traffic management personnel (flag persons) would be trained to assist in
emergency response by restricting or controlling the movement of traffic that could
interfere with emergency vehicle access. Further, appropriate detour signage would be
employed as necessary to ensure emergency access would be maintained to the project
site and that traffic flow would be maintained on street right-of-ways. With coordination
between the Project's construction managers and the LAPD, the potential impacts of
construction on LAPD emergency access would be less than significant.
Police Protection -

Cumulative

Of the 51 related projects, 18 include residential uses and are located within the service
boundaries of the Van Nuys Community Police Station. In conjunction with the proposed
project, these 18 related projects would cumulatively increase the demand for additional
police protection services from the Van Nuys Community Police Station. Based on the
average household size of 1.70 persons per unit for the Sherman Oaks Community Plan
area, the related projects would generate a total residential population of 3,719 persons.
The 18 related projects could potentially generate 112 additional crimes per year.
Therefore, the residential populations of the proposed project and related projects could
generate 138 additional crimes per year for a projected total in the Van Nuys area of
8,830 crimes per year. This represents an approximate 1.5 percent increase in annual
crimes. Reducing residential units from 500 to 399 units as set forth in the Final EIR
would reduce the number of additional project-related responses, thus reducing this
percentage. In addition, the commercial components of the proposed project and related
projects could potentially generate crimes.
However, similar to the proposed project, all related projects would be reviewed by the
LAPD to ensure that sufficient security measures are implemented to reduce potential
impacts to police protection services. Furthermore, it is anticipated that the LAPD would
expand services as necessary to meet anticipated growth. As such, cumulative impacts to
existing police protection services due to population growth and associated demand would
be less than significant.
Fire Protection - Construction
Construction activities for the proposed project could temporarily increase the existing
demand for fire protection and emergency medical services. However, in compliance with
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OSHA and Fire and Building Code requirements, construction managers and personnel
would be trained in emergency response and fire safety operations.
Additionally, fire
suppression equipment (e.g., fire extinguishers)
specific to construction would be
maintained on-site.
Project construction would comply with applicable codes and
ordinances relating to fire safety practices.
Therefore, construction impacts on fire
protection and emergency medical services would be less than significant.
With· the exception of utility line connections, project construction and staging would be
confined to the project site and, therefore, would not interfere with LAFD access to
surrounding properties, particularly the Sherman Oaks Galleria located south of the project
site.
Construction activities would, however, generate traffic associated with the
movement of construction equipment, the hauling of materials by construction trucks, and
construction worker traffic. As such, construction activities could increase response time
for emergency vehicles on Sepulveda Boulevard due to travel time delays caused by
traffic. However, traffic management personnel (flag persons) would be trained to assist in
emergency response by restricting or controlling the movement of traffic that could
interfere with emergency vehicle access. Further, appropriate detour signage would be
employed as necessary to ensure emergency access would be maintained to the project
site and that traffic flow would be maintained on street right-of-ways.
Since emergency
access to the site would remain clear and unobstructed during construction of the project,
impacts related to LAFD emergency access would be less than significant.
Fire Protection -

Cumulative

Of the 51 related projects, five related projects involving residential development are
located in the service district of Fire Station No. 88, the first responder to the project site.
These related projects, in conjunction with the proposed project, would cumulatively
generate the need for additional fire protection and emergency medical services.
Specifically, the proposed project in conjunction with the related projects would result in
approximately 233 additional responses per year. This would represent an approximate
3.2 percent increase in Fire Station No. 88's number of annual responses for the 2008
year (7,392). Reducing residential units from 500 to 399 units as set forth in the Final EIR
would reduce the number of additional project-related responses, thus reducing this
percentage.
In addition, the related projects within Fire Station No. 88's service area
involving development of restaurant and service uses would increase the daytime
population of the area, thereby increasing demand on LAFD services.
However, it is anticipated that developers of these related projects would be required to
coordinate with the LAFD to ensure that the fire services of Fire Station No. 88 would not
be significantly impacted.
Additionally, the LAFD conducts periodic review of future
staffing and facility needs to ensure that Fire Station No. 88 would have adequate staffing
and resources. Furthermore, aU related projects would be subject to review by the LAFD
and thus, would be expected to comply with LAMC Fire Code and Building Code
regulations pertinent to fire safety, access, hydrants, and fire flow.
Therefore,
implementation of the proposed project in conjunction with related projects would result in
a less than significant impact relative to fire and EMS services
Library Facilities and Services (including Cumulative Impacts)
Project residents would likely utilize the Sherman Oaks Branch Library. It is projected that
the project's 850 residents would represent approximately one percent of the future
service population for this library. Reducing residential units from 500 to 399 units as set
forth in the Final EIR would reduce the number of additional project-related responses,
thus reducing this percentage. Therefore, the Project would result in a nominal increase in
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the demand for library services at the Sherman Oaks Branch Library. As identified by the
LAPL, while the Sherman Oaks Branch Library does not meet the LAPL size criteria of
14,500 square feet for libraries with a service population above 45,000, this library does
adequately meet the demand for library services within its community. Additionally, the
Van Nuys Branch Library, the Studio City Branch Library, and the Encino-Tarzana Branch
Library, are located nearby (within five miles) and, thus, would also be available for use by
project residents. Use of these libraries would help in reducing the Project's demand on
the Sherman Oaks Branch Library. Therefore, considering the population increase from
the Project and the Project's nominal increased demand for library services, impacts would
be less than significant
Of the 51 related projects identified in the project vicinity, 29 are residential in nature or/
have residential components. These 29 related projects would result in the development
of 2,819 new residential units and, based on an average household size of 1.70 persons
per household, would generate a population of approximately 4,792 residents. These 29
related projects and the proposed project would add a total of S,642 persons to the
Sherman Oaks Branch Library's future 2013 service population of 8S,022. However, this
number is overstated as it does not consider that much of the growth associated with the
Project and related projects is already accounted for in the service population projections
made by the LAPL
In addition, as with the Project, it is anticipated that the related
projects would be reviewed on a case-by-case basis to ensure that no significant impacts
to library services would occur. As such, cumulative impacts on libraries would be less
than significant
13. Transportation
Operation - Freeway On Ramps, Off Ramps and Segments
As shown in the Traffic Study provided in Appendix H, project-added trips to freeway onand off-ramps in the vicinity would be less than SO trips. Therefore, no significant impact
to these ramps due to project traffic is expected and no further analysis is required per City
criteria. Freeway impacts associated with the CMP were analyzed for the nearest CMP
freeway monitoring segments. The Project would not result in significant impacts on CMP
freeway segments during either the a.m. or p.rn. peak hour.
Operation - Public Transit
The proposed project could add a small amount of new transit riders to existing public
transit services. It is estimated that no more than 3.S percent of the new trips generated
by the Project would use transit.
The 2S buses currently traveling on Sepulveda
Boulevard adjacent to the site during the a.m. peak and the 21 buses on Sepulveda
Boulevard during the p.rn. peak hour would be able to adequately accommodate the
Project's transit usage. Even with the Project's promotion of transit, given the population
increase anticipated from the Project and the available capacity of transit lines, the Project
would not add substantial new ridership to these transit lines that would exceed their
capacity or conflict with adopted policies, plans, or programs supporting alternative
transportation. Project impacts on public transit would be less than significant.
Operation - Parking
The proposed project described in the Draft EIR would be required to provide 963 parking
spaces for the SOOresidential units pursuant to the LAMC. For the 55,000 square feet of
retail uses, 220 spaces would be required.
However, the City Planning Department's
Residential Parking Policy for Division of Land" Number AA 2000-1 establishes a parking
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standard for new condominiums of two spaces per unit plus 0.5 space per unit for guest
parking. Therefore, to account for the possibility of condominium conversion at a later
time, the proposed project would provide a total of 1,250 spaces for the residential uses.
The Project would provide a total parking supply of approximately 1,470 spaces, which
would exceed LAMC's total requirement of 1,183 spaces. Reducing residential units from
500 to 399 units as described in the Final EIR, as well as reducing the proposed project's
neighborhood-serving
commercial uses from 55,000 square feet to 52,000 square feet,
would reduce the number of parking spaces required by the LAMC. Under the reduced
project, the Project would provide a total parking supply of approximately 1,206 spaces,
including 998 spaces for residential uses.
As set forth in the Final EIR, the Applicant would include within aU commercial leases with I
its commercial tenant(s) the necessary provision to provide parking within the project site .
to accommodate the demands of its respective employees.
All employees of the
commercial tenant(s) would park within the project site and would be prohibited from
parking in the adjacent residential neighborhood across Sepulveda Boulevard.
The
Applicant would also include within all residential leases the necessary provision to require
all residential tenants and their guests/visitors to park their respective vehicle(s) within the
project site and would be prohibited from parking in the adjacent residential neighborhood
across Sepulveda Boulevard.
Elimination of street parking will not result in significant parking impacts. The EI.R did
disclose that the removal of on-street parking in connection with the implementation of
mitigation measures could have an effect on parking in the area, although this impact is
concluded
to be less than significant.
(See Section VI, Other Environmental
Considerations, page VI-12 of the Draft EIR) The basis for this conclusion is that in the
vicinity of the Camarillo Street/Sepulveda Boulevard intersection, there is metered onstreet parking available along the east side of Sepulveda Boulevard between Camarillo
Street and Moorpark Street, along the south side of Moorpark Street between Sepulveda
Boulevard and Columbus Avenue, and along both sides of Columbus Avenue between
Moorpark Street and Ventura Boulevard. Off-street parking is also available in the Galleria
parking structure. In the vicinity of the Ventura Boulevard/Beverly Glen intersection, there
is metered on-street parking available .along both sides of Ventura Boulevard between
Beverly Glen Boulevard and Van Nuys Boulevard. In light of other available on-street and
off-street parking within reasonable walking distance (i.e., approximately 1/4-mile), the onstreet parking removals that would result from the project were concluded to be less than
significant Moreover, the commenter presents no evidence to support the claim that the
removal of these spaces would result in spillover parking into adjacent residential
neighborhoods. (See Supplemental Responses to Comments 1-19 &. App. C.)
The Project's parking demand would not exceed the parking supply.
impacts on parking would be less than significant.

Therefore,

project

Cumulative Impacts (except for intersection impacts)
A number of related projects would generate passengers that would use the same transit
lines as the proposed project, cumulatively increasing the demand for transit.
The
Project's transit trips would constitute a small proportion of the cumulative demand for
transit. Thus, the proposed project's cumulative impacts on transit would be less than
significant.
With regard to parking and access, there are no related projects located in the immediate
vicinity of the project site which could contribute to cumulative parking and access
impacts.
Furthermore, it is anticipated that any future related projects that would be
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developed near the project site would be subject to City review to ensure that adequate
parking and access would be maintained in the project vicinity. Therefore, cumulative
impacts related to these issues would be less than significant.
Cumulative impacts relative to pedestrian/bicycle safety would occur if related projects
impact the same pedestrian facilities or bicycle routes as the proposed project. There are
no related projects located within close proximity to the project site to potentially affect the
same pedestrian facilities or bicycle routes as the proposed project. Thus, cumulative
impacts relative-to pedestrian/bicycle safety would be less than significant.

/

14. Solid Waste
.I

Construction
Construction activities of the proposed project would generate construction and demolition
("C&O") waste including, but not limited to, soil, wood, asphalt, concrete, paper, glass,
plastic, metals, and cardboard that would be disposed of in the County's unclassified
landfills. The proposed project described in the Draft EIR would result in the export of
approximately 165,000 cubic yards of soil, the demolition of 1,040 square feet of
residential uses, and the construction of 656,734 square feet of residential uses and
approximately 55,000 square feet of nonresidential uses. Based on these quantities,
construction of the proposed project is estimated to generate 173,250 tons of soil, 60 tons
of demolition debris, and 1,545 tons of construction debris for a combined total of 174,855
tons of C&D waste. This estimate does not account for the recycling and reuse of the
Project's C&D. Nor does it account for reduction in waste generation associated with
reducing the size of the square footage of the Project as described in the Final EIR. The
proposed project's total solid waste generation during construction would represent
approximately 0.34 percent of the estimated remaining capacity (50.BOO million tons) at
the County's unclassified landfills open to the City of Los Angeles. Based on the average
200B unclassified landfill disposal amount of 0.174 million tons, unclassified landfills
generally do not face capacity shortages.
Therefore, unclassified landfills would have
adequate capacity to accommodate project-generated inert waste. Thus, construction
impacts relative to solid waste would be less than significant.
Operation
The project site is currently developed with a single-family residence that generates
approximately 2 tons of solid waste per year. The residential, retail, and grocery store
uses described in the Draft EIR would result in a net increase in solid waste generation on
the site. However, the reduced Project described in the Final EIR would reduce this
increase. In order to engage in the most conservative analysis, the Draft EIR solid waste
generation is utilized for solid waste impact evaluation. The residential uses are estimated
to generate approximately 1,116 tons of solid waste per year, the retail approximately 44
tons of solid waste per year, and the grocery store approximately 250 tons of solid waste
per year for a combined total of approximately 1,410 tons of solid waste per year. This
amount represents a net increase of 1,408 tons of solid waste generation per year over
existing uses.
Solid waste attributable to the proposed project would be disposed of at one of the
County's Class III landfills open to the City of Los Angeles. The Project's total solid waste
generation during operation of 1,410 tons would represent an approximate 0.04 percent
increase in the City's yearly Class III solid waste disposal quantity (based on 2008
quantities), and represents approximately 0.001 percent of the estimated remaining
capacity (123.17 million tons) at the County's Class III landfills open to the City of Los
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Angeles. Further, the Project's solid waste generation of 1,410. tons would constitute less
than 0..001 percent of the estimated remaining capacity of Class III landfills open to the
City of Los Angeles for the year 20.11 (156.9 million tons).
The ColWMP 20.0.7 Annual. Report concludes that the County would be able to provide for
its disposal needs through 2022 with the use of and expansion of in-County facilities,
increased use of out of County landfills (e.g., Mesquite Regional Landfill) up to 15,0.0.0. tpd,
as well as use of new conversion technologies for up to 10,0.0.0 tpd.
Based on the above, the existing and planned landfills/improvements
identified in the
ColWMP 20.07 Annual Report would be able to accommodate project-generated waste.
Project-generated waste would not exacerbate the existing shortfall of landfill capacity
such that the projected timeline for the County's Class III landfills to reach capacity would
be altered. In addition, the project would not generate solid waste at a level that would
generate the need for an additional solid waste collection route or require new or
expanded recycling or disposal facilities. The available capacity of the existing and/or
planned landfills would not be exceeded, and impacts on solid waste generation from
project operations would be less than significant.
The proposed project would include design features such as the provision of recycling
containers on-site and adequate storage area for such containers in accordance with City
Ordinance No. 171687. In addition, the proposed project would include several design
features to achieve LEED Silver rating, including diverting construction and demolition
waste from landfills, using salvaged, refurbished, or reused materials during project
construction, and using materials with recycled content. Additionally, the proposed project
would participate in the City's waste diversion programs (i.e., Curbside Recycling
Program) to reduce the need for solid waste disposal. Therefore, the proposed project
would not conflict with solid waste policies, objectives, regulations, plans, or programs.
Impacts would be less than significant.
15. Water Supply
Construction
A short-term demand for water would occur during construction activities on-site
(i.e., demolition, excavation, grading). As the Project would occur over a 20-23 month
period, construction activities would occur intermittently and would be temporary in nature.
Thus, the demand for water supplies for construction activities such as soil watering (I.e.,
for fugitive dust control), dean up, masonry, painting, and other related activities would be
minimal. Overall, construction activities would require minimal water and would not be
expected to have any adverse impacts on available water supplies or the existing water
distribution system. Therefore, impacts associated with short-term construction activities
would be less than significant.
Cumulative Impacts
Fifty-one related projects are anticipated to be developed within the project vicinity.
Related projects would have an average daily water demand of approximately 724,50.9
gpd or 812 AF per year. The Project's net increase of 122 AF per year over pre-existing
conditions in conjunction with related projects would yield a total average water demand of
approximately 833,90.0. gpd or 934 AF per year. Reducing residential units from 500. to
399 will reduce the gpd and AF per year of water demand.
LADWP's 20.05 UWMP
projects yearly water demand to reach 776,00.0 AF by 20.30, Which is an increase of 17
percent from 20.05 water demand. With the anticipated water demand increase of 934 AF
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per year from the development of the proposed project and related projects, the demand
for water would fall within the available and projected water demand of LADWP's 2005
UWMP. In addition, given that the 2005 UWMP plans and provides for water supplies to
serve existing and projected needs, including those of future growth and development as
may occur through related' projects, and that the requirements of SB 610 and SB 221
provide means to ensure that the water supply needs of notable development projects are
carefully considered relative to LADWP's ability to adequately meet future needs, it is
anticipated that LADWP would be able to supply the demands of the proposed project and
related projects .throuqh the foreseeable future.
Development of the proposed project in conjunction with the related projects would
cumulatively increase water demand on the existing water infrastructure system . .I
However, each related project would be subject to discretionary review to ensure that the
existing and planned water infrastructure would be adequate to meet the domestic and fire
water demands of each project. Furthermore, LADWP, Los Angeles Department of Public
Works, and the City of Los Angeles Fire Department would conduct ongoing evaluations to
ensure facilities are adequate. Therefore, cumulative impacts on the water infrastructure
system would be less than significant.
There are complex physical, chemical, and atmospheric mechanisms involved in global
climate change that make it unreasonably speculative to predict what the effects of global
climate change will be, particularly at a state or local level. Due to this unpredictability, the
secondary affects that global climate change may have on water supplies for a given
region is even more difficult to predict. The science on global warming is still evolving and
has not reached a point where it can be quantified and incorporated into delivery
projections of the SWP. Furthermore, policy recommendations on how to incorporate
potential changes to water supply due to climate change into water resource planning and
management are still being developed. Therefore, consistent with studies prepared by
DWR, it is considered unreasonably speculative and premature to make an assessment of
impacts under CEQA of how climate change will affect water availability for the proposed
project.
In summary, LADWP would have be able to meet future water demands for the service
area with the addition of the proposed project and related projects, and no significant
cumulative impacts related to water demand would occur.
16. Waste Water
Construction
During construction of the proposed project, a negligible amount of wastewater would be
generated by construction staff. It is anticipated that portable toilets would be provided by
a private company, with the wastewater transported and disposed of off-site. Wastewater
generation from construction activities is not anticipated to cause a measurable increase in
wastewater flows at a point where, and at a time when, a sewer's capacity is already
constrained or that would cause a sewer's capacity to become constrained. Additionally,
construction is not anticipated to generate wastewater flows that would substantially or
incrementally exceed the future scheduled capacity of anyone
treatment plant by
generating flows greater than those anticipated in the Wastewater Facilities Plan or
General Plan and its elements. Construction of the Project would not require or result in
the construction of new wastewater treatment facilities or expansion of existing facilities; or
result in a determination by the City that it has inadequate capacity to serve the project's
projected demand in addition to existing commitments. Therefore, construction impacts to
the local wastewater conveyance and treatment system would be less than significant.

/

CPC-2010-3152-ZC-HO-SPE-SPR-SPP-CUBNTT-61216

F-86

Operation - Wastewater Generation and Infrastructure
The proposed project described in the Draft EIR is estimated to generate an average
wastewater flow of 84,400 gpd and a peak flow of approximately 0.412 cfs. The reduction
of residential units from 500 to 399 units as described in the Final EIR will reduce the
amount of wastewater generated by the proposed project. The proposed project would
include new connections to the 15-inch sewer line within Sepulveda Boulevard and the 8inch sewer line within Camarillo Street. The Project's average wastewater generation flow
of 84,400 gpd (0.0844 mgd) would enter the 15-inch sewer main and the 8-inch sewer line
within Camarillo Street. Based on the Sewer Availability Request provided by the City of
Los Angeles Bureau of Engineering, the existing municipal sewer lines would be able to
accommodate project flows.
Furthermore, in order to connect to the existing sewer /
system, the Project would be required to obtain an S-permit and pay a proportionate share
of the costs of conveyance, operation, maintenance, repair and capital improvements to
upgrade and improve the City of Los Ange.les sewer system through payment of a
Sewerage Facilities Charge. Project wastewater generation during operation would not
require or result in the construction of new municipal wastewater conveyance facilities.
Therefore, the impact of wastewater generation from the project on sewage conveyance
infrastructure would be less than significant.
Operation - Wastewater Treatment
The proposed project would generate approximately
84,400 gpd (0.084 mgd) of
wastewater with a peak flow of 143,480 gpd (0.143 mgd) that would be treated at the
Hyperion Treatment Plant (HTP), which is a component of the Hyperion Service Area.
The average dry weather flow (ADWF) for 2010 for the HSA is projected to be
approximately 492.3 mgd for the year 2015 and 511.3 mgd for the year 2020. These
forecasted increases in wastewater flows without the project are well within the HSA
effective treatment capacity of 529 mgd. According to these projections and based on
effective treatment capacity, the HSA would still have a capacity of 51.7 mgd for the year
2010, 36.7 mgd for the year 2015 and 17.7 mgd for the year 2020.
The proposed project's wastewater generation would contribute an average wastewater
flow of 84,400 gpd (0.084 mgd), which could be easily accommodated within the projected
available treatment capacity of the HTS for the years 2010,2015, and 2020. Furthermore,
this amount is considered nominal on a citywide and regional scale and this increase
would not significantly impact the projected ADWF for the years 2010, 2015, and 2020. In
addition, the wastewater generation estimate does not account for reductions in
wastewater that would occur with implementation of water conservation measures. As
such, the increase in wastewater flows generated by the project would have a less than
significant impact on wastewater treatment facilities.
In addition, effluent conveyed to the HTP would not have a significant effect on the Santa
Monica Bay as the HTP continually monitors all effluent to ensure that it currently meets
applicable water quality standards and is required to comply with water quality standards
established for beneficial uses. Lastly, the Project would be required to pay a connection
fee through the Connection Fee Program, which would ensure that all users pay a fair
share for necessary expansions of the sewer system, additional improvements to
conveyance, treatment, and disposal facilities. The Project's contribution to the existing
average daily flow (84,400 gpd) is approximately 0.12 percent of its remaining capacity,
Thus, the Project would not result in a determination by the City that it has inadequate
capacity to serve the Project's projected demand in addition to existing commitments.
Therefore, the HTP has sufficient capacity to serve the Project's projected wastewater
generation, and impacts would be less than significant.
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Cumulative Impacts
Fifty-one related projects are anticipated to be developed within the project vicinity. All 51
are within the service areas of the HTS and the HTP for wastewater treatment. These
related projects would cumulatively contribute, in conjunction with the proposed project, to
the wastewater generation in the project area.
The estimated average wastewater
generation associated with the related projects would be approximately 614,968 gpd
(0.615 mgd) on average. The proposed project would contribute an additional 84,400 gpd
to this estimated generation for a total of 699,368 gpd (0.699 mgd). Reducing the number
of residential units from 500 to 399 units as described in the Final EIR would reduce the
amount of wastewater generated by the proposed project described in the Draft EIR.
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The HSA has an effective treatment capacity of 529 mgd. By the years 2.010, 2015, and
2020, the ADWF of the HSA is projected to be 477.3 mgd, 492.3 mgd, and 511.3 mgd,
respectively. For the year 2010, the cumulative average wastewater flows would increase
the projected ADWF to approximately 478 mgd.
For the year 2015, the cumulative
average wastewater flows would increase the projected ADWF to approximately 493 mgd.
For the year 2020, the projected cumulative ADWF would be approximately 512 mgd.
Thus, cumulative wastewater flows would be within the effective treatment capacity of the
HSA.
In addition, the ADWF estimates in conjunction with the' projected cumulative
wastewater estimate associated with the related projects represent a conservative
analysis as the ADWF projections already take into account future population growth,
including growth such as that represented by the related projects.
Additionally, in order to connect to the sewer system, related projects would be subject to
payment of the City's Sewerage Facility Charges. Furthermore, implementation of the IRP
and completion of the "Go-Projects," including improvements throughout the HSA
consisting of the expansion of the Tillman Water Reclamation Plant (TWRP) and
improvements in the HTP, Los Angeles-Glendale Water Reclamation Plant (LAGWRP),
and wastewater collection system, capacity of the HTS would be increased to 570 mgd.
The IRP would increase the treatment capacity of the TWRP and treatment process at the
LAGWRP, which would result in less bypass flows to the HTP for processing. As such,
the LADPW and Bureau of Sanitation anticipates ample wastewater treatment services to
the City of Los Angeles and contracting cities through the year 2020 and cumulative
impacts associated with wastewater treatment would be less than significant.
The HTP currently meets applicable water quality standards as set forth by the National
Pollution Discharge Elimination System (NPDES).
As such, the cumulative projects'
wastewater effluent discharged to the Santa Monica Bay would have a less than
significant impact on water quality. Implementation of the IRP, upgrades in the advanced
treatment processes at the HTP, and continual monitoring by the Environmental
Monitoring Division (EMO) would ensure that effluent discharged into Santa Monica Bay
are within applicable limits. Thus, cumulative impacts on Santa Monica Bay water quality
would be less than significant and the proposed project's contribution to the impact would
not be cumulatively considerable.

B. Impacts Determined to be Potentially Significant. but can be Mitigated to Less
Than Significant Levels
The following impact areas were concluded by the EIR to be
implementation of mitigation measures described in the EIR.
other evidence in the administrative record relating to the
determines that, based on substantial evidence, mitigation

less than significant with
Based on that analysis
project, the City finds
measures described in

the
and
and
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for

the

following

1. Air Quality
Potential Impacts
Operation - Toxic Air Contaminants Off-Site Sources
For carcinogenic exposures, the summation of risk for the maximum exposed residential
receptor totaled 1.1 E-04 (1.1 in ten thousand) for the 3D-year and 3.3E-05 (3.3 in one
hundred thousand) for the 9-year exposure scenarios. The proposed project would result
in locating sensitive receptors within an area of cancer risk in excess of the SCAQMD .'
signi.ficance threshold of1 0 in one million and, therefore, the proposed project would result
in a significant impact without incorporation of mitigation measures. Particulate emissions
from trucks and related diesel fueled vehicles contributed to more than 95 percent of the
identified risk value.
To quantify non-carcinogenic
impacts, the hazard index approach was used.
The
approach assumes that chronic sub-threshold exposures adversely affect a specific organ
or organ system (toxicological endpoint).
For each discrete chemical exposure, target
organs presented in regulatory guidance were utilized. To calculate the hazard index,
each chemical's concentration or dose is divided by the appropriate toxicity value. For
compounds affecting the same toxicological endpoint, this ratio is summed. Where the
total is equal to or exceeds one, a health hazard is presumed to exist. The analysis for the
proposed project resulted in a chronic hazard index for the maximum exposed receptors of
0.2, which is approximately 13 percent of the SCAQMD recommended threshold.
For
acute exposures, the hazard indices for the 1-hour and 8-hour averaging times did not
exceed 1.0. Therefore, non-cancer health risks are not considered significant.
For criteria pollutants, the assessment revealed that PM10 emissions generated from the
adjacent freeway would result in PM10 concentrations at the maximum exposed residential
receptor of 51.72 IJg/m3 and 22.68 IJg/m3 for the 24-hour and annual averaging times,
respectively. These values exceed the SCAQMD's PM10 significance thresholds for the
24-hour averaging time of 2.5 IJg/m3 and the annual averaging time of 1.0 IJg/m3 without
incorporation
of mitigation measures.
For PM2.5, a maximum 24-hour average
concentration of 9.2 IJg/m3 was predicted. This value also exceeds the SCAQMD's PM2.5
significance threshold of 2.5 IJg/m3 and warrants mitigation.
For CO, the maximum
predicted 1-hour concentration of 0.61 parts per million (ppm) and 8-hour value of
0.47 ppm, when added to existing background levels, do not cause an exceedance of the
ambient air quality standards. For N02, a maximum 1-hour concentration of 0.08 ppm was
predicted. This concentration, when added to existing background levels, would also not
cause an exceedance of the ambient air quality standards.
Because the 1-hour and 8-hour exposure levels associated with both toxic and criteria
pollutants are within acceptable limits, no impacts are anticipated to residents who access
and utilize amenities such as the pool and related courtyard locations. For exceedances
of particulate exposure levels from diesel exhaust and reentrainment of roadway dust, the
EIR imposes mitigation to reduce pollutant concentrations within residential occupancies
by restricting the rate of infiltration, based on the recommendations of a comprehensive
and detailed health risk assessment.
Final EIR Section II.B.IV.B adds anin-depth survey of studies and literature regarding the
potential health impacts of air pollutants as well as public welfare and ecological effects of
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various air pollutants. This additional information does not change the proposed project
air quality impact conclusions set forth in the Draft EIR, but amplifies the background
information regarding those impacts. The Final EIR also modified Mitigation Measure 810 to increase the HVAC control systems particulate filters minimum efficiency reporting
value from (MERV) 14 to (MERV) 15.
With the implementation of Mitigation Measures B-10 (as modified in the Final EIR) and B. 11, the above-referenced potentially significant air quality impacts of the proposed project
would be less than significant.

/

Finding
.I

The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the
significant environmental effect as identified in the final EIR." (Guidelines Section 15091
(a)(1».
2. Biological Resources
Potential Impacts
Raptor Species
The proposed project's removal of the four existing on-site non-native trees could
potentially have an impact on raptor species due to the removal of potential foraging or
hunting habitat to raptors in the area. Although the loss of the existing on-site trees for
potential foraging raptors is not critical to the survival of these species, tree removal could
possibly impact nesting sites for other bird species including some birds which are
considered possible prey species for raptors. Nonetheless, to ensure that any nesting
birds found on-site would not be impacted, mitigation measures are recommended to
ensure that efforts are made to schedule all tree removals between September 1 and
February 14 to avoid the nesting season and, thereby avoid potentially significant impacts.
In addition, a biologist would be present on the project site to monitor any tree removal to
ensure that nests not detected during the initial survey are not disturbed.
With the implementation of Mitigation Measure C-1, the above-referenced potentially
significant raptor species impacts of the proposed project would be less than significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the
Significant environmental effect as identified in the final EIR." (Guidelines Section 15091
(a)(1».
Protected Trees and Street Trees
No locally protected biological resources such as City-protected trees exist on the project
site. As such, the Project would not conflict with the City of Los Angeles Preservation of
Protected Trees Ordinance, and no impacts on locally protected species would occur.
However, the Project would involve the removal of four existing elm (Ulmus sp.) trees, as
well as. several street trees along Sepulveda Boulevard and Camarillo Street. Since no
protected biological resources exist on the site and project implementation would occur in
accordance with City codes and Street Tree regulations, the Project would not conflict with
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any local policies or ordinances protecting biological resources. However, to ensure that
no significant impacts would occur as a result of the removal of the non-protected trees on
the project site, a mitigation measure is recommended.
With the implementation of Mitigation Measure C-2, the above-referenced
significant tree impacts of the proposed project would be less than significant.

potentially

Finding

/

The City adopts CEQA Finding Ill. A, which states that "changes or alterations have been
required in, Of incorporated into, the project which avoid or substantially lessen the
significant environmental effect as identified in the final EIR" (Guidelines Section 15091
(a)(1

»

3. Cultural Resources
Potential Impacts
Paleontology
Appendix B of the Draft EIR, Initial Study Section V.c, identified potential paleontological
resource impacts and prescribed mitigation. While this mitigation was included in the
Initial Study attached to the Draft EIR, it was inadvertently omitted from the Mitigation
Monitoring and Reporting Program attached to the Final EIR.
The City hereby
incorporates the analysis and mitigation measures from the Initial Study into the Project.
A paleontology records search of the project area was conducted by the Natural History
Museum of Los Angeles County. A review of the record search data indicates that the
project site contains surficial deposits of Quaternary Alluvium from the floodplain of the
Los Angeles River channel immediately north of the site. These deposits typically do not
contain significant vertebrate fossil remains in the uppermost layers. At depth, however,
older Quaternary sediments that contain significant fossil vertebrate materials are likely to
be encountered. Although the project site has been previously developed, any substantial
excavations in the proposed project area could encounter fossil vertebrate remains based
on the known occurrence of" vertebrate fossils (and fossil invertebrates) within the older
Quaternary sedimentary deposits.
Thus, the potential for discovering unrecorded,
paleontological resources does exist. However, with implementation of the Mitigation
Measures M-1 through M-6 set forth in the revised Mitigation Monitoring and Reporting
Program, potential impacts would be reduced to less-than-significant levels.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the
significant environmental effect as identified in the final EIR [Initial Study]." (Guidelines
Section 15091 (a)(1».
4. Geology and Soils
Potential Impacts
Seismic Hazards -

Faulting and Groundshaking
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The geotechnical report prepared for the Project was found to be acceptable by the City of
Los Angeles Department of Building and Safety (LADBS), provided that the conditions
specified therein are complied with during site development.
As recommended in the
geotechnical report, the project's proposed structures would be founded on a system of
driven concrete piles and/or drilled cast-in-place piles, bearing in the dense native soil.
Thus, with implementation of the geotechnical report's recommendations as set forth in
Mitigation Measure 0-1, the project would not cause or accelerate geologic hazards that
would result in substantial damage to structures or infrastructure or expose people to
substantial risk of injury, and geologic hazard impacts related to soil instability would be
less than significant.
With the implementation of Mitigation Measure 0-1, the above-referenced
potentially.'
significant faulting and groundshaking impacts of the proposed project would be less than
significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the
significant environmental effect as identified in the final EI R." (Guidelines Section 15091
(a)(

1».

5. Hydrology and Water Quality
Potential Impacts
Construction and Operation -

Hydrology and Water Quality

Project-related construction activities have the potential to result in adverse effects on
water quality. However, a Storm Water Pollution Prevention Program (SWPPP) would be
developed and implemented during project construction. The SWPPP would outline BMPs
and other erosion control measures to minimize the discharge of pollutants in storm water
runoff.
Project construction activities would occur in accordance with City grading permit
regulations to reduce the effects of sedimentation and erosion.
Furthermore, routine
safety precautions and "good housekeeping" practices would be implemented to minimize
the potential pollution of storm water by both hazardous and non-hazardous pollutants.
Compliance with state and city level permits, plans, and codes would ensure that
construction of the project would not result in discharges that would create pollution,
contamination or nuisance or that cause regulatory standards to be violated for the
receiving water body. Thus, with compliance with NPDES requirements and City grading
regulations, construction impacts related to water quality would be less than significant.
Development of the proposed project would permanently remove the surface storm drain
system, including the street and curb network, drain inlets, and the storm drain, within La
Maida Street. Storm drains and associated inlets and catch basins within Camarillo Street
and Sepulveda Boulevard would remain in place.
On-site stormwater flows would
continue to drain to the existing 7-foot-wide, 2.5-foot-tall concrete culvert via the proposed
storm drain system for the project site.
lrnplementation of the Project would increase the amount of impervious surfaces areas on
the site and, as such, would increase stormwater runoff as compared to existing
conditions.
Specifically, post-project stormwater runoff flow from a 50-year storm event
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would be approximately 18.3 cfs, which is greater than the existing 50-year stormwater
runoff flow of 11..8 cfs. This increase in on-site stormwater flows from a 50-year storm
event would be adequately accommodated by the culvert. In addition, the Project would
be required to provide appropriate on-site drainage .improvements to accommodate
anticipated storm water flows.
This would include numerous planter areas and, if
necessary, a flow detention device that would help detain on-site runoff during a storm
event.

,
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During the operational phase of the proposed project, urban-related pollutants could
potentially be conveyed by stormwater runoff into municipal storm drains. Urban related
pollutants may include grease, oil, suspended solids, metals, solvents, phosphates, and
pesticides/fertilizers.
However, in accordance with NPDES requirements, a SUSMP would
be required to be in place during the operational life of the Project to reduce the discharge'
of polluted runoff from the site. The SUSMP would set forth BMPs that would be
implemented during the operational life of the Project
As part of the BMPs proposed,
storm water runoff from the site would be directed to raised filtration planters on-site that
would be equipped with a series of perforated pipes to collect water from the planters.
Implementation of SUSMP requirements, inclusive of BMPs,would ensure that discharges
from the Project would not violate water quality standards. Furthermore, the Project would
also be designed in compliance with the Clean Water Act (CWA) and Order No ..90-079 of
the RWQCB, which regulates the issuance of waste discharge requirements. Operation of
the Project would not result in discharges that would create pollution, contamination or
nuisance or that cause regulatory standards to be violated for the receiving water body.
Therefore, project impacts on water quality during operation would be less than significant.
Cumulative Impacts
The 51 related projects within the project vicinity could potentially increase the volume of
stormwater runoff and contribute point and non-point source pollutants, resulting in a
cumulative impact to hydrology and water quality.
However, the City of Los Angeles
Department of Public Works reviews all construction projects on a case-by-case basis to
ensure that sufficient local and regional drainage capacity is available. In addition, as with
the proposed project, the related projects would be subject to state and county NPDES
permit requirements for both construction and operation. Furthermore, each project would
be evaluated individually to determine appropriate BMPs and treatment measures to avoid
impacts to water quality.
Thus, compliance with state and county NPDES permit
requirements for both construction and operation cumulative impacts to hydrology and
water quality would assure that impacts are less than significant
With the implementation of Mitigation Measures F-1 through F-6, the above-referenced
potentially significant hydrology and water quality impacts of the proposed project would
be less than significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the
significant environmental effect as identified in the final EIR." (Guidelines Section 15091
(a)(1

»

6. Noise
Potential Impacts
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Operation -

Site Compatibility (Proposed Residential Uses)

The proposed project would locate sensitive residential receptors (i.e., proposed
residential buildings) near two heavily traveled freeway corridors, 1-405 and US-1 01, and a
main thoroughfare, Sepulveda Boulevard. As the proposed residential structures would be
built above a 23-foot podium, the existing freeway sound wall would have no measurable
noise attenuation effect on freeway noise experienced at or within the proposed residential
units. The freeway noise along the project western and northern building facades, which
have a direct line-of-sight to the freeway, would be approximately 78 dBA (CNEL). The
estimated 78 dBA (CNEL) represents the outdoor environment outside of the proposed
residential building structure. With respect to the requirements of the applicable building
codes (City's building code), the building design shall include adequate sound insulation to!
reduce the freeway noise to 45 dBA (CNEL) or lower at the interior of the residential use.
The private balconies of the residential units, which have direct line-of-sight to the freeway
interchange, would be exposed to freeway noise level up to 78 dBA (CNEL). However,
there are no City's noise limits applicable to the private balconies. Incorporation of the
mitigation measures would reduce potential impacts associated with the introduction of
residential uses on the project site to a less than significant level.
The proposed courtyard areas would be located at the plaza level on top of the podium.
The proposed project is designed such that the west-facing buildings would act as a noise
barrier for courtyard uses. No courtyard areas would have direct line-of-sight to either US101 or 1-405, and the buildings would be of sufficient height to attenuate freeway-related
noise to well below the "conditionally acceptable" 70 dBA (CNEL) for multi-family
residential uses. As such, potential noise impacts associated with outdoor uses at the
courtyard areas would be less than significant.
With the implementation of Mitigation Measures H-5 and H-6, the above-referenced
potentially significant site compatibility - residential use impacts of the proposed project
would be less than significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the
significant environmental effect as identified in the final EI R" (Guidelines Section 15091
(a)(1

»

7. Public Services
Potential Impacts
Operation -

'1
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Police

Development of the proposed project described in the Draft EIR would generate a
residential population of approximately 850 residents. As described in the Final EIR, the
proposed project will be reduced from 500 units to 399 units, thereby reducing population
to 678 persons.
In addition, the approximately 55,000 square feet of neighborhoodserving commercial uses described in the Draft EIR would generate a daytime population
of approximately 165 persons. Reducing the proposed project's neighborhood-serving
commercial uses from 55,000 square feet to 52,000 square feet will reduce daytime
population associated with these uses to approximately 156 persons.
The proposed
project would be served by the Van Nuys Community Police Station, which has
approximately 322 sworn officers and a civilian support staff of 28 persons. With the
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Project's estimated 850 new residents, the residential population for the Van Nuys
Community Police Station's service area would increase to a total of approximately
287,664 residents. Based an this new population, the officer per resident ratio in the Van
Nuys Community Police Station service area would decrease from 1 officer per
891 residents to 1 officer per 893 residents. This would result in a change in officer per
resident ratio of less than one percent, which would not be a significant change. This
change would be reduced based on the proposed project's revised estimated papulation of
678 persons consistent with the reduction of residential units from 500 to 399 units
proposed by the, Applicant.
The new permanent residential and temporary daytime populations associated with the
proposed project would increase the demand for police protection services provided by the
Van Nuys Community Police Station. Assuming that the annual crime rate would remain
constant at 0.03 crime per capita, the residential papulation of the project (850 residents)
would potentially generate approximately 26 crimes per year. The total annual number of
reported crimes in the service area of the Van Nuys Community Police Station was
projected to nominally increase from 8,692 crimes to approximately 8,718 crimes. This
change would be reduced based on the proposed project's revised estimated population of
678 persons consistent with the reduction of residential units from 500 to 399 units
proposed by the Applicant.
In addition, the commercial components of the proposed
project and related projects could potentially generate crimes.
As vehicle theft and burglary from vehicles are the two most common crimes in the Van
Nuys area, the proposed project would include security features within the parking facility
such as surveillance cameras, appropriate lighting, and gated access. Additionally, the
Project would provide for an-site security personnel and a keycard access system with
keycard readers for residents to minimize the demand for police protection services,
Furthermore, the proposed project would also generate revenues to the City's Municipal
Fund (in the form of property taxes, sales revenue, etc) that could be applied toward the
provision of new police facilities and related staffing, as deemed appropriate.
The
Project's security design features, as well as revenue to the Municipal Fund, would help
offset the increase in demand for police services.
Nonetheless,. due to the Project's population increase and associated demand for police
services at the time of project buildout, the LAPD's Crime Prevention Unit has stated that
the project would have a significant impact on police services. Therefore, to reduce the
proposed project's potential impacts an police services to less than significant levels,
mitigation measures are provided below.
With the implementation of Mitigation Measures J-1 and J-2, the above-referenced
potentially significant police resource impacts of the proposed project would be less than
significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the
significant environmental effect as identified in the final EIR." (Guidelines Section 15091
(a)(1 )).
Operation -

Fire

Operation of the proposed project could result in significant impacts relative to:

,

;
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• Capability of Existing Fire Services; and
• Fire Safety, Access, and Fire Flow Requirements; and
• Emergency Response Times.
The proposed project described in the Draft EIR would result in approximately 850 new
residents. As described in the Final EIR, the proposed project will be reduced from 500
units to 399 units, thereby reducing population to 678 persons. In addition, the proposed
project would generate a daytime population associated with retail employees and visitors.
The Project's residential and daytime populations would increase the demand for LAFD
fire protection and emergency medical services.
/
Fire Station No. 88 is the closest fire station to the project site and, thus, would be the
responder to the site in the event of an emergency. Based on Fire Station No. 88's current
response rate of 0.16 response per capita, the 850 residents generated by the proposed
project are anticipated to result in approximately 136 additional responses per year. The
136 additional responses per year by project residents would increase Fire Station No.
88's total annual response by 1.84 percent. Reducing the number of residential units from
500 to 399 units, as described in the Final EIR, would reduce the number of additional
responses to approximately 108, thus reducing this percentage. Furthermore, additional
responses from the station would be required as a result of the Project's on-site daytime
population.
Notwithstanding, a SUbstantial number of responses is not anticipated.
Furthermore, given that the Project is located within close proximity (0.4 mile) of Fire
Station No. 88, impacts relative to the LAFD's capability to provide adequate fire protection
services would be less than significant. In addition, Fire Stations Nos. 83 and 39 would
also be available to serve the project site in the event of an emergency. Furthermore, the.
Applicant would submit a plot plan for the Project for approval by the LAFD either prior to
the recordation of the final map or the approval of a building permit to ensure that the
LAFD would review site plans for access before construction of any portion of the project.
Therefore, the proposed project would not require the addition of a new fire station or the
expansion, consolidation or relocation of an existing facility to maintain service. Impacts
on fire services would be less than significant.
A project's impact on fire services is determined in part by its compliance with the
applicable provisions of the Fire Code and Building Code. A project that closely complies
with applicable provisions is less likely to cause any significant impacts to fire services.
The project site is 0.4 mile from Fire Station No. 88, which is within LAFD's recommended
response distance of 1.5 miles. Based on the project site's response distance from Fire
Station No. 88, as well as the anticipated minimal increase in potential demand to Fire
Station No. 88, the proposed project would not require the addition of a new fire station.
Pursuant to Division 9 of the Fire Code, the proposed project would comply with specific
fire safety, access, and fire flow requirements. The Applicant would submit a plot plan for
the project for approval by the LAFD either prior to the recordation of the final map or the
approval of a building permit. The plot plan would indicate the Project's compliance with
the requirements of the Fire Code. Specifically, the Project would include a new 28-footwide driveway/fire lane along the back side of the site between Camarillo Street and
Sepulveda Boulevard that would provide emergency access. Therefore, no portion of an
exterior wall would be more than 150 feet from the edge of a roadway.
New hydrants may be required to serve the project to ensure that none of the Project's
proposed buildings would be further than 300 feet from an approved fire hydrant.
However, the Project would comply with applicable LAMC fire safety requirements for
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building construction, which include the submittal of a plot plan indicating the provision of
adequate fire hydrants.
With regard to fire flow, a rmntmurn of 4,000 gpm from four hydrants flowinq
simultaneously would be provided for the proposed project
For eight inch water mains,
the LAFD requires fire flows of 2.,500 gallons per minute (gpm) and a minimum residual
pressure of 20 pounds per square inch (psi) is required for any fire service or hydrant
flowing at capacity.
Based on the Service Advisory Requests (I.e., fire pressure flow
reports) from LADWP, the existing 8-inch water main in Sepulveda Boulevard could
accommodate the 2,500 gpm flows with a residual pressure of 94 psi, which is well above
the 20 psi fire flow requirement
However, additional coordination with LADWP and LAFD
during the development of the project plans would be required to ensure that adequate fire
flow would be provided at the time of project occupancy. .
,

I

The project would comply with the fire safety design
high-rises set forth in Division 118 of the Fire Code.
119, the Project would undergo an annual inspection
access, property condition, and all fire-safety facilities
LAMC Fire and Building Codes.

and construction requirements for
Consistent with Fire Code Division
including the evaluation of physical
and equipment required under the

Based on the above, the Project would comply with applicable Fire Code and LAFD
requirements and would have a less than significant impact relative to fire safety, access,
hydrant, and fire floW requirements.
Project-related increase in traffic on surrounding roadways could have an impact on fire
protection and emergency medical services, if the response capabilities of the LAFD were
impeded. The 2008 fire-related response time for Fire Station No. 88 was 3.2 minutes,
while the emergency medical service response time was 6.0 minutes. These times are
above the 5 minute threshold that is generally acknowledged as an acceptable response
time; however, due to the proximity of Fire Station No. 88 (0.4 mile) and the other two
supporting stations to the site, emergency response to the project site is not expected to
significantly decline due to implementation of the Project. Thus, project-related traffic is
not anticipated to impair the LAFD from responding to service requests at the project site.
Finally, the project would provide access for emergency vehicles to the project site subject
to the approval of the LAFD.Therefore,
the proposed project's potential impacts related to
emergency response times would be less than significant.
With the implementation of Mitigation Measures J-3 through J-5, the above-referenced
potentially significant fire response and protection resources impacts of the proposed
project would be less than significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the
significant environmental effect as identified in the final EIR" (Guidelines Section 15091
(a)(1)).
Public School Facilities and Services
The proposed project is estimated to generate approximately 72 elementary school
students, 43 middle school students, and 43 high school students for a total of
approximately 158 students. Reducing the number of residential units from 500 to 399
units as described in the Final EIR would reduce the estimate of students .. The project site
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is located within LAUSD District 2, therefore, these students would attend Sherman Oaks
Elementary School, Van Nuys Middle School, and Van Nuys High School. With the
addition of 72 elementary school students from the proposed project, Sherman Oaks
Elementary School would have an excess of 184 seats. With the addition of 43 middle
school students from the project, Van Nuys Middle School is projected to have an excess
of 199 seats. In contrast, with the proposed project's addition of 43 high school students,
Van Nuys High School would have a shortage of 220 seats.
However, pursuant to Section 65995 of the California Government Code, the payment of
developer fees in accordance with S8 50 is considered to provide full and complete
mitigation for any impact to school facilities. Therefore, with payment of the required SB
.I
50 fees, project impacts to schools would be less than significant.
Cumulative Impacts
Of the 51 related projects anticipated to be developed within the vicinity of the project site,
only 19 were identified as being located within the attendance boundaries of at least one
of the schools serving the project site (i.e., Sherman Oaks Elementary School, Van Nuys
Middle School, or Van Nuys High School). The proposed project in combination with
these 19 related projects would have the potential to generate a cumulative total of
93 elementary school students, 174 middle school students, and 174 high school students.
Therefore, Sherman Oaks Elementary School and Van Nuys Middle School would have
sufficient capacity to accommodate the cumulative total of 93 elementary school students
and 174 middle school students. Van Nuys High School is projected to experience a
shortage of 177 student seats, and thus, would be constrained by the addition of 174 high
school students from the proposed project and related projects. However, the proposed
project and related projects would be subject to the payment of developer fees in
accordance with S8 50. Pursuant to Section 65'995 of the California Government Code,
the payment of developer fees in accordance with S8 50 is considered full and complete
mitigation and thus, cumulative impacts on school facilities would be less than significant.
With the implementation of Mitigation Measure J-6, the above-referenced
potentially
significant public school impacts of the proposed project would be less than significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the
significant environmental effect as identified in the final EIR." (Guidelines Section 15091
(a)(1».
Public Parks
With regard to community parks, the proposed project would need to provide 1.70 acres of
community parkland to meet the PRP's long-range standard for community parks of 2
acres per 1,000 residents and approximately 0.85 acre to meet the PRP's more attainable
short- and intermediate-range standard of 1 acre per 1,000 residents.
Reducing the
number of residential units from 500 to 399 would reduce the community parkland demand
to 1.36 acres in order to meet the PRP's long-range goals and to 0.7 acre in order to meet
the PRP's short-term and intermediate-range goals. The proposed project's provision of
on-site open space would help reduce the use of off-site community parks in the area.
Nonetheless, project residents would still be expected to utilize the community parks'
amenities including sports fields, tennis courts, basketball courts, and children's play
areas. The Project, therefore, would not meet the PRP's long-range standard or short-
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and intermediate-range standards for community parks. However, implementation of the
mitigation measure below would ensure that through the provision of on-site recreational
amenities and open space areas, payment of in-lieu fees, dedication of parkland, or a
combination of these methods, the Project would comply with parks and recreational
requirements. It should be noted that the PRP standards are citywide standards and not
requirements for specific development projects, such as the proposed project. Rather
specific, residential development projects are subject to Sections 12.21 and 17.12 of the
LAMe.
Section 12.21 of the LAMC requires that development projects with six or more dwelling
units on a lot provide a minimum square footage of usable open space per dwelling unit.
Based on the proposed dwelling unit types, the Project would be required to provide
approximately 56,050 square feet of total usable open space. This demand for usable
open space would be reduced with the proposed reduction in residential units from 500
units to 399 units.
The proposed project would provide a total of approximately
106,013 square feet of usable open space areas consisting of approximately 67,213
square feet of common open space (e.g., courtyards, gardens, pedestrian pathways, large
pool facility, spa, gym, community rooms, a bocce court, and lobbies) and approximately
38,800 square feet of private open space (balconies) for its residents.
Reducing
residential units and commercial uses as set forth in the Final EIR would reduce the
amount of open space from 106,013 square feet to 93,500 square feet. However, this
revised amount would still exceed the usable open space requirement as set forth under
Section 12.21 of the LAMC. Therefore, the proposed project would exceed the usable
open space requirement as set forth under Section 12.21 of the LAMC.
The proposed project would also be subject to Section 17.12 of the LAMC, the City's
implementing ordinance of the Quimby Act. Section 17.12 provides a formula for the
dedication of land for park and recreational purposes and/or the payment of in-lieu fees
(subject to determination by the Department of Recreation and Parks). Per Section 17.12,
the proposed project would be required to dedicate approximately 32 percent of the gross
subdivision area for parks and recreational purposes. Based on this requirement and the
site area of 5.05 acres or approximately 219,778 square feet, the project would be
required to do one or a combination of the following: dedicate approximately 1.62 acres or
70,720 square feet of park and recreation space or pay in-lieu fees. The Project would
provide approximately 1.54 acres (67,213 square feet) of common park and recreation
space, but this area would not be dedicated to the City of Los Angeles as required to
satisfy Section 17.12 requirements. As such, the project Applicant would be required to
pay in-lieu fees to satisfy Section 17.12 parkland requirements.
The Project's 67,213
square feet of common open space could be credited against the total parkland dedication
requirement or the total in-lieu park fee requirement, as determined by the DRP. With
implementation of the proposed approximately 13,OOO-square-foot publicly accessible
ground level plaza, the amount of common open space would increase to approximately
74,500 square feet or 1.71 acres. Thus, potentially significant impacts relative to Section
17.12 could occur.
However, implementation of Mitigation Measure J-7 would ensure that through the
provision of on-site recreational amenities and open space areas as a credit against the
dedication of open space, payment of in-lieu fees, dedication of parkland, or a combination
of these methods, the project would comply with the maximum requirements established
under the Quimby Act. With this mitigation measure, impacts on parks and recreational
facilities would be less than significant.
Cumulative Impacts

/
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Of the 51 related projects identified, 29 are residential in nature or have residential
components. These 29 related projects in the area would result in the development of
2,819 new residential units. Growth from the proposed project and these 29 projects
would combine to generate a cumulative demand for additional parks and recreational
facilities.
The 850 residents estimated to be generated by the proposed project, in
addition to the estimated 4,792 residents associated with the 29 identified related projects,
would result in a cumulative population increase of approximately 5,642 residents.
Reducing the number of residential units from 500 to 399 units proposed would reduce the
project-related demand for park space generated by the project and the associated
cumulative demand for park space.
This cumulative population would increase the
demand for public parks and recreational facilities. However, as with the Project, the 29
related projects with residential uses would be subject to discretionary review. to ensure.
consistency with the PRP and would be required to comply with the requirements of
Sections 12.21 and 17.12 of the LAMC. Given that related projects would be required to
dedicate land for park and recreational purposes, provide on-site open space to meet the
recreational demands of residents per Section 12.21 of the LAMC, and/or pay in-lieu park
fees pursuant to Section 17.12 of the LAMC, it can be expected that potential cumulative
impacts to parks and recreational facilities would be reduced to levels that are less than
significant
With the implementation of Mitigation Measure J-7, the above-referenced
potentially
Significant public park impacts of the proposed project would be less than significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the
significant environmental effect as identified in the final EIR." (Guidelines Section 15091
(a)(1 )).
8. Transportation
Potential Impacts
Construction Traffic
Construction equipment, crew vehicles, haul trucks and delivery vehicles would generate
traffic during the estimated 23-month construction period.
It is anticipated that the
construction workers would park off-site in nearby facilities until completion of the project
parking structure.
During construction, it is anticipated that on-street parking would be removed along
Camarillo Street west of Sepulveda Boulevard to provide additional room for construction
activities. However, through traffic lanes near the project site would remain open. To
lessen the potential for construction traffic to block through traffic lanes and driveways of
nearby residents and businesses, truck staging would occur at an off-site location
approved by the City of Los Angeles.
It is estimated that approximately 165,000 cubic yards of exported material would be
transported from the site, which would generate approximately 150 outbound and 150
inbound truckloads per day, for a total of 300 truck trips per day. Trucks delivering
materials for the construction of the parking structure would average approximately
42 inbound and 42 outbound trips per day, totaling approximately 84 delivery truck trips
per day, while the construction of the residential and retail uses would generate an
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average of 11 outbound and 11 inbound trucks per day, for a total of 22 delivery truck trips
per day. As a result of construction truck trips, a short-term significant construction traffic
impact would occur at the intersection of Camarillo Street & Sepulveda Boulevard during
Months 1-2 and Months 3-4 in the a.m. peak hour prior to mitigation
The Final EIR amended Mitigation Measure K-3 by adding three more specific
requirements in addition to the 4 requirements identified in Draft EIR.
With the
implementation of Mitigation Measures K-1 through K-7, the above-referenced potentially
construction tra~ic impacts of the proposed project would be less than significant.
Finding
The City adopts CEOA Finding III. A, which states that "changes or alterations have been.'
required in, or incorporated into, the project which avoid or substantially lessen the
significant environmental effect as identified in the final EIR." (Guidelines Section 15091
(a)(1».
Access
Primary access would be provided from a new private roadway that would extend along
the back side of the site, (i.e., along the northern/western frontage) extending from
Sepulveda Boulevard to Camarillo Street. This private roadway would provide two access
points to the parking garage.
Furthermore, additional driveways for retail access,
residential access, and residential drop-off and pick up are proposed. Given these various
points of access, no issues related to site access are anticipated to occur.
The intersections nearest the primary site access are La Maida Street at Sepulveda
Boulevard and Camarillo Street at Sepulveda Boulevard.
The La Maida Street and
Sepulveda Boulevard intersection is projected to operate at LOS C during the a.m. peak
hour and LOS 0 in the p.m. peak hour in the Future (2013) "With Project" Conditions.
Camarillo Street and Sepulveda Boulevard is projected to operate at LOS C during the
a.m. peak hour and LOS E in the p.m. peak hour in the Future (2013) "With Project"
Conditions. Therefore, as this intersection would operate at LOS E in the p.m. peak hour,
based on the City's significance threshold for access, the Project would result in a
significant impact with respect to access. However, a mitigation measure is proposed at
this intersection to improve conditions to LOS C in the p.m. peak hour.
With the implementation of Mitigation Measures K-8, the above-referenced potentially
significant access impacts of the proposed project would be less than significant.
Finding
The City adopts CEOA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the
significant environmental effect as identified in the final EIR." (Guidelines Section 15091
(a)(1».
PedestdanlBicyc/e
The proposed project would encourage pedestrian activity in the area. The neighborhood
commercial uses fronting Sepulveda Boulevard and Camarillo Street would be pedestrianoriented. Pedestrians would have direct access to the neighborhood-serving commercial
uses from the sidewalks along Sepulveda Boulevard and Camarillo Street. To further
increase circulation a pedestrian entrance to the retail from the ground level parklnq along
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Camarillo Street will be included. The Project would also not introduce any hazardous
design features. Thus, the Project would not result in an increase in pedestrian/vehicte or
bicycle/vehicle conflict, and impacts relative to pedestrian/bicycle safety would be less
than significant.
Nevertheless, a mitigation measure is provided below to ensure that
adequate bicycle parking would be provided on-site.
With the implementation of Mitigation Measures K-16, the less than significant pedestrian
and bicycle impacts would be assured.

;'

Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the'
significant environmental effect as identified in the final EIR." (Guidelines Section 15091
(a)(1».
Operation-Study

Intersections

Implementation of the proposed project described in the Draft EIR would generate
approximately 5,844 net daily trips, which includes 321 trips during the a.m. peak hour and
549 trips during the p.m. peak hour. Trip generation would be reduced by implementation
of the smaller project described in the Final EIR, but to assure the most conservative
analysis, the Draft EIR trip generation rates are applied. Based on the City's significant
traffic impact criteria, the proposed project would result in potentially significant impacts at
11 study intersections during one or both peak hours. Feasible mitigation measures were
identified that mitigate potential impacts to less-than-significant
levels at following 6
intersections:
• 101 Freeway EB On-Ramp and Sepulveda Boulevard (p.m. peak hour);
• Camarillo Street and Sepulveda Boulevard (both peak hours);
• Ventura Boulevard and Haskell Avenue (North) (p.m. peak hour);
• Ventura Boulevard/l-405
peak hour);

Freeway Southbound

On-Ramp/Sherman

Oaks Avenue (p.m.

• Ventura Boulevard and Van Nuys Boulevard (p.m. peak hour);
• Ventura Boulevard and Beverly Glen Boulevard (p.m. peak hour);
The Final EIR modified Mitigation Measure K-13 to provide greater specificity as to the
scope, use, and procedures of the funds required by Mitigation Measure K-13. With the
implementation of Mitigation Measures K-8 through K-11, K-13 through K-15, the abovereferenced potentially significant intersection impacts of the proposed project would be
less than significant.
All of these mitigation measures are technically feasible. However, two of the measures
involve the removal of on-street parking, which may have a secondary impact on local
businesses and residents as discussed on Section VI, Other Environmental Consideration
of the Draft EIR. These mitigation measures are not technically infeasible and the concern
reqardinq secondary impacts is unreasonable speculative.
Although these mitigation
measures may be undesirable, they are not infeasible and shall be implemented.
If this
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the City may substitute

an alternative

measure of

The horizon date of the Project traffic study has been updated to 2015 (the "2015
Analysis").
(Supplemental Responses to Comemntss Appendix D.) The 2015 Analysis
updates the traffic analysis for the Final EIR Project comprised of 399 dwelling units, a
grocery store of 45,000 square feet and 7,000 square feet of retail use. This updated
analysis assumes a two-year construction period. The updated traffic data in the 2015
Analysis reached the same conclusions for the Project as in the Final EIR In particular,
the 2015 Analysis concludes the Project would result in the same significantly impacted
locations for the year 2015, without and with mitigation, as determined for the year 2013:.

/
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Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the
significant environmental effect as identified in the final EIR" (Guidelines Section 15091
(a)(1

».

Operation - Consistency with Plans
The proposed project would result in a significant impact to the CMP arterial monitoring
intersection of Ventura Boulevard and Sepulveda Boulevard. However ..as provided in the
following pages, the Project would include a mitigation measure that would partially
mitigate the impact and another mitigation measure that would provide for a financial
contribution to improving operations at this intersection.
Thus, the Project would be
consistent with the intent of the CMP. The proposed project would also be consistent with
the goals of the Community Plan to minimize vehicle trips as it would develop a mix of
residential and commercial uses in a Regional Center area of Sherman Oaks, within close
proximity to various employment opportunities, retail, and other service destinations.
In
addition, the proposed project would include neighborhood-serving
commercial serving
uses on the ground level to encourage pedestrian activity, would be easily accessible to
transit service provided along Sepulveda Boulevard and Ventura Boulevard, and would
provide adequate parking. To minimize impacts on the transportation system, the project
Applicant would also implement mitigation measures. Thus, the Project would support the
goals of the Community Plan..
Furthermore, the proposed project would comply with the transportation requirements of
the Specific Plan including, but not limited to: the implementation of mitigation measures
to reduce traffic impacts to the extent feasible; implementation of a TOM Program; and
payment of a Project Impact Assessment (PIA) Fee. These are statutory requirements
adopted for the purpose of reducing environmental impacts associated with vehicle trips
and compliance with these requirements becomes part of the Project; they are not
mitigation measure. Therefore, the Project would not conflict with the implementation of
adopted programs, plans, and policies addressing transportation.
The Final EIR included revisions of the TOM plan.
following:

At minimum, the TOM shall include

•

Provide information regarding discounted bus passes to residential tenants at the time
of lease execution.

•

Designate a Transportation
on-site.

Coordinator that is part of the property management team
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•

Coordinate with area businesses to maximize leasing to their employees
focus of marketing strategy.

•

Provide preferential parking for carpools and van pools for retail employees.

•

Create and deliver personal trip plans (transit, carpool, vanpool, bicycle, walking) for
each new resident and employee and provide updates upon request.

•

Deliver transportation
website/page.

•

Host semi-annual events to promote ridesharing and transit usage.

•

Install Transportation

•

Wire residential units for high speed internet access.

•

Unbundle the leasing of dwelling units from parking spaces.

information to residents

in project communications

as central

including

Information Display(s) in common area(s).

With the implementation of Mitigation Measures K-8 through K-12, the above-referenced
potentially significant impacts of the proposed project to consistency with plans would be
less than significant.
Finding
The City adopts CEQA Finding III. At which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the
significant environmental effect as identified in the final EIRIt (Guidelines Section 15091
(a)(1».
9. Water Supply
Potential Impacts
Operation -

Water Supply

As set forth in the Final EIR, the proposed project would not result in significant impacts
related to domestic water supply. However, mitigation measures are recommended to
ensure that the proposed project would be compliant with the City's recommended water
conservation measures.
Operation of the proposed project would result in an increase in long-term water demand
for consumption, maintenance, irrigation, and other activities on the project site.
According to the Water Supply Assessment (WSA) prepared by LADWP for the proposed
project, the Project is estimated to result in a net increase in water demand of
approximately 100 acre feet (AF) per year over pre-existing conditions. When considering
only the existing single-family residence currently on the site, the proposed project would
result in a net increase of approximately 122 AF per year.
According to the WSA prepared for the proposed project, LADWP anticipates that the
approximately 100 AF per year increase in water demand generated by the proposed
project ,over pre-existing conditions would fall within the available and projected water
supplies for normal, single-dry, and multiple-dry years through 2020 water demand
projections of LADWP's 2000 Urban Water Management Plan (UWMP). Subsequent to
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the approval of the WSA for the proposed project, LADWP adopted an updated (2005)
UWMP and the pre-existing uses were removed from the site. Based on correspondence
with the LADWP, the water demand for the proposed project was accounted for in the
2005 UWMP. Therefore, the proposed project's net increase of approximately 100 AF per
year over pre-existing conditions and the net increase of approximately 122 AF per year
over existing conditions would also fall within the available and projected water supplies
for normal, single-dry, and multiple-dry years through 2030 water demand projections of
LADWP's 2005 UWMP. Reducing residential units from 500 to 399 units as set forth in
the Final ErR would reduce demand for water generated by the proposed project Given
that LADWP would be able to meet the water demand of the project, as well as the
existing and planned future water demands of its service area, operational impacts on
water supply would be less than significant.
/
In addition, compliance with State laws regarding water conservation measures (i.e., Title
20 and Title 24 of the California Code of Regulations (CCR», as well as implementation of
the Project's water saving features (i.e .., drought tolerant landscaping, low-water fixtures
and appliances) and mitigation measures, would reduce water consumption estimates for
the project at full buiJdout, thereby reducing the demand on City supplies.
Proposed improvements would include connections to the existing 8-inch water mains
located in Sepulveda Boulevard and Camarillo Street. To ensure sufficient water pressure
in the system, the existing 8-inch main in Sepulveda Boulevard (approximately 100 feet
north of Camarillo Street) and a portion of the existing 8-inch main in Camarillo Street
(approximately 130 feet west of Sepulveda Boulevard) may be upgraded to a 12-inch
main. An alternative to upgrading the existing 8-inch main in Camarillo Street could be the
construction of a new 12-inch main north of the centerline of Camarillo Street This would
prevent interruption of water supply for two existing fire hydrants and other customers
connected to the existing 8-inch main in Camarillo Street.
The above mentioned
infrastructure improvements will be verified during the detail design stage of the project in
accordance with the Department of Water and Power.
With these anticipated
improvements, domestic water and fire flow demand would be met.
Furthermore,
Mitigation Measure J-4 as described in Section IV.J(2), Fire Protection, of the Draft EIR
would reduce potential impacts related to the provision of fire flow to a less than
significant level,
The proposed project would either meet or exceed the
forth by Titre 20 of the CCR through incorporation of
would include, but not be limited to, drought resistant
potable water consumption for irrigation by 50 percent,
appliances to reduce water demand by 20 percent.
consistent with applicable regulations of the CCR.
The proposed
project design
maximum flow
appliances to
consistent with

water efficiency requirements set
water conservation features that
plants and measures to reduce
as well as low-water fixtures and
Therefore, the Project would be

project would be consistent with Ordinance Nos. 172,075 and 163,532, as
features would include water facilities and fixtures with established
rate standards. The proposed project would indudelow-water
fixtures and
reduce water demand by 20 percent. Therefore, the Project would be
Ordinance Nos. 172,075 and 163,532.

The projected water demand for the proposed project would fall within LADWP's projected
future water demands set forth in their 2005 UWMP. In addition, the UWMP indicates that
water would be available to meet the water demand of the projected service area until
2030. Therefore, the Project would be consistent with the UWMP
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With implementation of Mitigation Measures L-1 through L-5, the above-referenced
potentially significant water supply impacts would be less than significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the
significant environmental effect as identified in the final EIR" (Guidelines Section 15091
(a)(1 )).

;'

1O. Solid Waste
.I

Potential

Impacts

Cumulative Impacts
Fifty-one related projects are anticipated to be developed within the vicinity of the project
site.
Construction of the proposed project in conjunction with related projects would generate
C&D waste and thus, would cumulatively increase the need for waste disposal at the
County's unclassified landfills. The proposed project would generate 173,250 tons of soil,
60 tons of demolition debris, and 1,545 tons of construction debris for a combined total of
174,855 tons of C&D waste which constitutes approximately 0.34 percent of the estimated
remaining capacity at the County's unclassified landfills open to the City of Los Angeles.
While the Project's contribution to unclassified landfills would not be significant at an
individual level, the Project's contribution in conjunction with related projects would be
cumulatively significant. Therefore, Mitigation Measures L-6 and L-7 are recommended to
reduce the Project's cumulative impacts during construction to a less than significant level.
Solid waste generation for related projects is forecasted to be 8,454 tons per year. In
conjunction with the proposed project's net increase in solid waste generation, the total
cumulative solid waste generation would be 9,862 tons of solid waste per year. This
waste generation will be reduced by reducing the number of residential units from 500 to
399, but for a more conservative analysis, the larger Project waste generation is
evaluated. Based on the proposed project's estimated net increase of 1,408 tons of solid
waste generation per year, the proposed project's contribution to cumulative generatio"n
would be approximately 16,896 tons by 2022. Thus, the proposed project's net increase in
solid waste generation would represent approximately 0.001 percent of the County's
projected 199.53 million tons of waste disposal need through 2022.
Based on the
proposed project's net increase plus related project's estimated 8,454 tons of solid waste
generation per year, the cumulative contribution to solid waste generation would be
approximately 118,344 tons by 2022. While the Project's contribution to Class III landfills
would not be significant at an individual level, the Project's contribution in conjunction with
related projects would be cumulatively significant. Therefore, Mitigation Measures L-8 and
L-9 are recommended to reduce the Project's cumulative impacts during operation to a
less than significant level.
It is anticipated that related projects would be subject to environmental review on a case"'"
by-case basis to ensure that they would not conflict with AB 939 waste diversion goals or
the solid waste policies and objectives in the City's Source Reduction and Recycling
Element (SRRE) or its updates, the City of Los Angeles Solid Waste Management Policy
Plan (CiSWMPP), and the General Plan Framework. Therefore, cumulative impacts to
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solid waste regulations, plans, and programs
related projects would be less than significant.

from implementation

of the Project and

Implementation of Mitigation Measures L-6 through L-9 would reduce potentially significant
cumulative solid waste impacts to less than significant water levels.
Finding

,
/

The City adopts CECA Finding III. A, which states that "changes or alterations have been
required in, or "incorporated into, the project which avoid or substantially lessen the
significant environmental effect as identified in the final EIR." (Guidelines Section 15091
(a)(1».

C. Significant

Unavoidable Impacts
Significant Levels

That Cannot Be Mitigated

to Less- Than-

The City of Los Angeles determines that the following impacts are significant and
unavoidable. In order to approve the Project with significant unmitigated impacts, the City
will be required to adopt a Statement of Overriding Considerations.
No additional
environmental impacts other than those identified below will have a significant effect or
result in a SUbstantial or potentially substantial adverse effect on the environment as a
result of the construction or operation of the Project.
The City finds and determines that
all significant environmental impacts identified in the EIR for the construction and
operation of the Project have been reduced to an acceptable level in that:
a. All significant environmental
impacts that can be feasibly avoided have been
eliminated, or substantially lessened through implementation of the Project design
features and/or mitigation measures; and
b.

1.

Based on the E1R, the Statement of Overriding Considerations and other documents
and information in the record With respect to the construction and operation of the
Project, all remaining unavoidable significant impacts, as set forth in these findings,
are overridden by the benefits of the Project as described in the Statement of
Overriding Considerations for the construction and operation of the Project and
implementing actions.
Air Quality

Significant Impacts
Regional and Localized Construction Impacts, Cumulative Construction Impacts
Construction of the proposed project has the potential to create air quality impacts through
the use of heavy-duty construction equipment and through vehicle trips generated from
construction workers traveling to and from the project site. In addition, fugitive dust
emissions would result from demolition and construction activities.
Mobile source
emissions, primarily particulate matter (PM) and nitrogen oxides (NOx), would result from
the use of construction equipment such as dozers, loaders, and cranes.
During the
finishing phase, paving operations and the application of architectural coatings (i.e.,
paints) and other building materials would release volatile organiC compounds (VOCs).
Construction emissions can vary substantially from day to day, depending on the level of
activity, the specific type of operation and, for dust, the prevailing weather conditions. The
assessment of construction air quality impacts considers each of these potential sources.
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Project construction would require approximately 165,000 cubic yards of grading and soil
export. Grading and site preparation for the proposed project would require the removal of
the existing single-family residence. Construction would require approximately 20 to 23
months.
Construction-related daily maximum regional construction emissions would not exceed the
SCAQMD daily significance thresholds for VaG, PM1O, PM2.5, carbon monoxide (CO), or
sulfur dioxide (SOx).
However, NOx emissions would exceed the SCAQMD daily
significance threshold during the site grading phase.
Thus, regional construction
emissions would result in a significant short-term air quality impact.
Maximum localized construction emissions for off-site sensitive receptors would not.
exceed the localized screening thresholds for CO. However, localized NOx, PM10, and
PM2.5 emissions would exceed the applicable screening-level LST.
Based on the
dispersion modeling, NOx and PM10 localized impacts would exceed the SCAQMD
recommended
thresholds.
Therefore, with respect to localized emissions from
construction activities, impacts would be significant and mitigation would be required.
Construction-period NOx mass regional emissions, and localized NOx and PM10 emissions
associated with the proposed Project are already projected to result in a significant impact
to air quality.
As such, cumulative impacts to air quality during proposed Project
construction would also be significant and unavoidable.
Implementation of Mitigation Measures B-1 through B-6 (as Mitigation Measures 8-5 and
B-6 are modified in the Supplemental Responses to Comments, will reduce the severity of
the above-referenced significant air quality impacts of the proposed project, but will not
mitigate the impacts to less-than-significant levels.
Finding
Changes or alterations have been required in, or incorporated into, the project which avoid
or substantially lessen the significant environmental impact of Air Quality (Regional and
Localized Construction Impacts, Cumulative Construction Impacts), as identified in the
Draft EIR. However, although such measures may reduce and possibly eliminate certain
impacts, the Project may be considered to result in a significant and unavoidable impact
on the environment under CEQA. Specific economic, legal, social, technological or other
considerations make infeasible additional mitigation measures or project alternatives
identified in the EIR.
Regional Operational Impacts, Cumulative Construction Impacts
Regional air pollutant emissions associated with proposed project operations would be
generated by the consumption of electricity and natural gas, and by the operation of onroad vehicles.
Pollutant emissions associated with energy demand (i.e., electricity
generation and natural gas consumption) are classified by the SCAQMD as regional
stationary source emissions. Electricity is considered an area source since it is produced
at various locations within, as well as outside of, the Basin. Since it is not possible to
isolate where electricity is produced, these emissions are conservatively considered to
occur within the Basin and are regional in nature. Criteria pollutant emissions associated
with the production and consumption of energy were calculated using emission factors
from the SCAQMD's CEQA Air Quality Handbook (Appendix to Chapter 9).
Mobile-source emissions were calculated using the URBEMIS 2007 emissions inventory
model, which multiplies an estimate of the increase in daily VMT by applicable
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EMFAC2007 emissions factors. Based on the model for calculating regional emissions,
the increase in regional emissions resulting from operation of the proposed project are
expected to exceed the SCAQMD regional thresholds for VOC and NOx. Therefore,
regional operational emissions would result in a significant air quality impact.
Regional operational emissions would still exceed the SCAQMD daily emission threshold
for regional VOC and NOx after implementation of all feasible mitigation measures.
Therefore, operation of the project would have a significant and unavoidable impact on
regional air quality.
The proposed project's incremental contribution to cumulative air quality effects is not
cumulatively considerable, per CEQA Section 15064(h)(3).
However, by applying
SCAQMO's cumulative air quality impact methodology, implementation of the proposed
project would result in an addition of criteria pollutants such that cumulative impacts, in
conjunction with related projects in the region, would occur.
Therefore, the regional
emissions of these pollutants generated by project operation would result in a cumulatively
significant and unavoidable impact.
Implementation of Mitigation Measures B-7 through B-9, will reduce the severity of the
above-referenced
significant air quality impacts of the proposed project, but will not
mitigate the impacts to Jess-than-significant levels.
Finding
Changes or alterations have been required in, or incorporated Into, the project which avoid
or substantially lessen the significant environmental impact of Air Quality (Regional
Operational Impacts, Cumulative Construction Impacts), as identified in the Draft EIR.
However, although such measures may reduce and possibly eliminate certain impacts, the
Project may be considered to result in a significant and unavoidable impact on the
environment under CEQA. Specific economic, legal, social, technological or other
considerations make infeasible additional mitigation measures or project alternatives
identified in the EIR.
2. Construction

Noise

Significant Impacts
Construction activities at the project site would include three stages: (1) demolition; (2)
site grading; and (3) building construction. Construction is estimated to last approximately
20 - 23 months. The proposed project would be constructed using typical construction
techniques, and no blasting or impact pile driving will be used. Project construction would
require the use of mobile heavy equipment with high noise level characteristics.
Construction of the proposed project is estimated to last approximately 20 - 23 months.
The site preparation work, including demolition, grading and excavation, would take
approximately six months. Construction of the parking facility and project buildings would
take approximately 14 months ..
Construction-related noise would exceed ambient noise levels at the 777 Motor Inn (R3),
the residences east of Sepulveda Boulevard (R 1), and the residences on La Maida Street
(R5) by a maximum of 19, 8, and 6 dBA, respectively, during the most intensive
construction periods. Thus, construction activities would cause the exterior ambient noise
level to increase by 5 dBA or more at noise-sensitive uses. As such, construction-period
noise impacts would be Significant without incorporation of mitigation measures.
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Implementation of Mitigation Measures H-1 through H-4, will reduce the severity of the
above-referenced significant noise impacts of the proposed project, but will not mitigate
the impacts to less-than-significant levels.
The temporary sound barrier prescribed in Mitigation Measure H-1 can achieve a noise
reduction of 10 dBA or more in areas where the line-ot-sight between construction-period
noise sources and off-site receptor locations is obstructed. Mitigation Measure H-2 would
avoid operating several pieces of heavy equipment simultaneously, which causes high
noise levels. Implementation of Mitigation Measure H-3 would reduce the noise level
impact associated with construction activities to the extent practicable. Furthermore, as
construction activity moves away from the property line towards the center of the project
site, noise levels would attenuate considerably from these maximum levels. With the ,
incorporation of mitigation, noise generated by construction actlvities would be less than
significant on noise sensitive uses at the residences east of Sepulveda Boulevard and at
the residences on La Maida Street. However, construction noise levels would still exceed
the 5 dBA significance criterion at the 777 Motor Inn. Construction noise impacts would be
significant and unavoidable at the 777 Motor Inn.
Finding
Changes or alterations have been required in, or incorporated into, the project which avoid
or substantially lessen the significant environmental impact of Construction Noise, as
identified in the Draft EIR. However, although such measures may reduce and possibly
eliminate certain impacts, the Project may be considered to result in a significant and
unavoidable impact on the environment under CEQA. Specific economic, legal, social,
technological or other considerations make infeasible additional mitigation measures or
project alternatives identified in the EIR.

3. Transportation
Significant Impacts
Operation & Cumulative-Study

Intersections

Implementation of the proposed project described in the Draft EIR would generate
approximately 5,844 net daily trips, which includes 321 trips during the a.m. peak hour and
549 trips during the p.m. peak hour. Trip generation would be reduced by implementation
of the smaller project described in the Final EIR, but to assure the most conservative
analysis, the Draft EIR trip generation rates are applied. Based on the City's significant
traffic impact criteria, the proposed project would result in significant impacts at the
following 11 study intersections during one or both peak hours:
•

101 Freeway EB On-Ramp and Sepulveda Boulevard (p.m. peak hour):

•

La Maida Street and Sepulveda Boulevard (p.m. peak hour);

•

Camarillo Street and Sepulveda Boulevard (both peak hours);

•

Ventura Boulevard and Haskell Avenue (North) (p.m. peak hour);

•

Ventura Boulevardll-405
peak hour);

•

Ventura Boulevard and Sepulveda Boulevard (both peak hours);

Freeway Southbound On-Ramp/Sherman

Oaks Avenue (p.m.

r

;
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•

Ventura Boulevard and Kester Avenue (South) (p.m, peak hour);

•

Ventura Boulevard and Van Nuys Boulevard (p.rn. peak hour);

•

Ventura Boulevard and Beverly Glen Boulevard (p.m. peak hour);

•

1-405 Freeway Northbound
peak hours); and

•

Ramps/Greenleaf

Street and Sepulveda

Boulevard (both
/

Moorpark Street and Sepulveda Boulevard (both peak hours).

As set forth in Finding B. 7, mitigation measures would reduce traffic impacts at six of the
11 significantly impacted intersections to less than significant levels..
.

I

Even with implementation of Mitigation Measure
remain at the intersection of Ventura Boulevard
monitoring intersection) during the p.m. peak hour.

IV.K-12, a significant impact would
and Sepulveda Boulevard (a CMP

No feasible mitigation measure could be identified for the intersections:
•

La Maida Street and Sepulveda Boulevard;

•

1-405 Freeway
Boulevard;

•

Kester Avenue (South) and Ventura Boulevard; and

•

Moorpark Street and Sepulveda Boulevard.

Northbound

On-IOff-Ramps/Greenleaf

Street

and

Sepulveda

In total, it is concluded that the project would result in significant and unavoidable impacts
at five intersections if all of the mitigation measures are determined to be feasible or
alternative measures of equivalent effectiveness are provided.
Imp.lementation of Mitigation Measures K-8 through K-15, will reduce the severity of the
above-referenced significant traffic impacts of the proposed project, but will not mitigate
the impacts to less-than-significant levels.
The traffic intersection analysis takes into account ambient growth and related projects to
the future year.
Therefore, cumulative traffic impacts at intersections that are not
significantly impacted or which are mitigated to .Iess-than-significant levels will be lessthan-significant.
Significant impacts at the remaining 5 intersections will also be
cumulatively significant.

Finding
Changes or alterations have been required in, or incorporated into, the project which avoid
or substantially lessen the significant environmental impact of Traffic (Operations-Study
Intersections), as identified in the Draft EIR. However, although such measures may
reduce and possibly eliminate certain impacts, the Project may be considered to result in a
significant and unavoidable impact on the environment under CEQA Specific economic,
legal, social, technological or other considerations make infeasible additional mitigation
measures or project alternatives identified in the EI R.

D.

Significant IrreversibleEnvironmentalChanges
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CEQA Guidelines Section 1S126.2(c) indicates that:
"[u]ses of nonrenewable resources during the initial and continued phases of the
project may be irreversible since a large commitment of such resources makes
removal or nonuse thereafter unlikely.
Primary impacts and, particularly,
secondary impacts (such as highway improvement which provides access to a
previously inaccessible area) generally commit future generations to similar uses.
Also irreversible damage can result from environmental accidents associated with
the project. Irretrievable commitments of resources should be evaluated to assure
that such current consumption is justified. "
The Project would necessarily consume limited, slowly renewable and non-renewable,
resources. This consumption would occur during the construction phase of the Project
and would continue throughout its operational lifetime.
The proposed mixed-use
development would require a commitment of resources that would include: (1) building
materials; (2) fuel and operational materials/resources; and (3) the transportation of goods
and people to and from the project site. Construction of the project would require the
consumption of resources that are not replenishable or which may renew so slowly as to
be considered non-renewable.
These resources would include the following construction
supplies: certain types of lumber and other forest products; aggregate materials used in
concrete and asphalt such as sand, gravel and stone; metals such as steel, copper and
lead; petrochemical construction materials such as plastics; and water. Fossil fuels such
as gasoline and oil would also be consumed in the use of construction vehicles and
equipment. The resources that would be committed during operation of the project would
be similar to those currently consumed within the City of Los Angeles for residential and
commercial uses. These would include energy resources such as electricity and natural
gas, petroleum-based fuels required for vehicle trips, fossil fuels, and water, Fossil fuels
would represent the primary energy source associated with both construction and ongoing
operation of the project, and the existing, finite supplies of these natural resources would
be incrementally reduced. It should be noted that increased consumption generated by
the Project would be less than significant when compared with existing energy
consumption levels citywide. Operation of the Project would also occur in accordance with
Title 24, Part 6 of the California Code of Regulations., which establishes conservation
practices that would limit the amount of energy consumed by the project. In addition, as
the Project would be designed to achieve the Leadership in Energy and Environmental
Design (LEEO) Silver rating, several project design features would be included that would
improve water and energy efficiency. However, the energy requirements associated with
the Project WOUld, nonetheless, represent a long-term commitment of essentially nonrenewable resources.
In summary, construction and operation of the proposed project would result in the
irretrievable commitment of limited, slowly renewable, and non-renewable resources,
which would limit the availability of these particular resources for future generations or for
other uses during the life of the Project. However, continued use of such resources would
be of a relatively small scale and would be consistent with regional and local growth
forecasts in the area. Furthermore, the loss of such resources would not be highly
accelerated as ccimpared to existing conditions.
As such, although irreversible
environmental changes woutd result from the Project, such changes would be less than
significant.

E.

Growth Inducing Impacts

Section 1S126.2(d) of the State CEQA Guidelines requires a discussion of the ways in
which a proposed project could induce growth. This includes ways in which a project

,
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would foster economic or population growth, or the construction of additional housing,
either directly or indirectly, in the surrounding environment.
Section 12126.2(d) of the
State CEQA Guidelines states:
"Discuss the ways in which the proposed project could tosier economic or
population growth, or the construction of additional housing, either directly or
indirectly, in the surrounding environment.
Included in this are projects which
would remove obstacles to population growth (a major expansion of a waste water
treatment plant might, for example, allow for more construction in service areas).
Increases in the population may tax existing community service facilities, requiring
construction of new facilities that could cause significant environmental effects.
Also discuss the characteristic of some projects which may encourage and
facilitate other activities that could significantly affect the environment, either
individually or cumulatively.
It must not be assumed that growth in any area is
necessarily beneficial, detrimental, or of little significance to the environment. "
The proposed project studied in the Draft EIR would redevelop the existing project site to
provide 500 multi-family residential units and 55,000 square feet of neighborhood-serving
commercial uses to better serve the existing and future needs of the Sherman Oaks
community. The Final EIR describes a reduced Project comprising 399 residential units
and 52,000 square feet of commercial uses. Although the introduction of residential uses
would foster population growth within the area, it would help meet the housing demand for
the local area, subregional area, and the region as discussed in Section IV.I the Draft EIR.
Furthermore, the commercial uses proposed by the Project would not be expected to
foster economic growth since these uses would primarily serve the future project residents
and existing residents in the neighborhood.
Development of the proposed project
described in the Draft EIR would result in increased population of the site to approximately
850 residents and approximately 130 employees in several shifts. These population and
employee estimates would be reduced with the reduced Project of 399 residential units
and 52,000 square feet of commercial uses.
The number of units proposed and
corresponding increase in population are within SCAG's forecasts for the Sherman Oaks Studio City - Toluca Lake - Cahuenga Pass Community Plan area, as described in
Section IV.I, Population and Housing. In addition, the proposed residential development
would meet existing and projected housing demand.
Furthermore, the additional
employment is expected to be provided from the existing labor force in the area, and the
projected increase in workers would not exceed SCAG's forecasts for the area. Since the
project site is located in an urbanized area and is currently developed with single-family
and multi-family residences, operation of the Project would not require the extension of
infrastructure, such as roads or utilities tbat would be expected to accommodate
substantive growth beyond the Project. Implementation of the Project would also not open
up undeveloped areas to new development or induce growth that was previously restricted
due to inadequate access or infrastructure capacity. Overall, no growth-inducing impacts
beyond the direct effects of additional housing and employment opportunities would occur
as a result of the project.

F. Alternatives
CEQA requires that an EIR analyze a reasonable range of feasible alternatives that could
substantially reduce or avoid the significant impacts of the proposed project while also
meeting the Project's basic objectives. An EIR must identify ways to substantially reduce
or avoid the significant effects that a project may have on the environment (Public
Resources Code Section 21002 ..1). Accordingly, the discussion of alternatives shall focus
on alternatives to the Project or its location which are capable of avoiding or substantially
reducing any significant effects of the Project, even if these alternatives would impede to
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some degree the attainment of the project objectives, or would be more costly. The Draft
EIR Alternatives Analysis, therefore, identified a reasonable range of project alternatives
focused on avoiding or substantially reducing the project's significant impacts.
Project Objectives
These project objectives fall under three primary categories:
(2) Design Objectives; and (3) Economic Objectives.

(1) Development Objectives;

,

;

1. Development Objectives
•

Build upon the existing vitality and diversity of uses in the community of Sherman Oaks
by providing a vibrant urban-living development within the vicinity of an existing'
regional shopping center.

•

Create new living opportunities in close proximity
restaurants, and entertainment uses.

•

Provide new residential units to help meet the market demand for housing in southern
California and, in particular, in the San Fernando Valley.

•

Develop an energy-efficient

•

Provide high-quality commercial uses to serve project residents in a manner that
contributes to a synergy of site uses and enhances the character of the neighborhood.

•

Bring convenient neighborhood-serving
commercial uses within walking distance of
numerous apartments and single-family residences in the surrounding neighborhood.

•

Provide sufficient parking to meet the parking needs of the project's residents, guests
and visitors, employees, maintenance personnel, and delivery vehicles.

2.

and environmentally

to jobs,

public transit,

shops,

conscious project.

Design Objectives

•

Create a mid-rise development that complements and improves the visual character of
the area through appropriate scale and high quality architectural design and detail.

•

Design the interiors and exteriors of the proposed project to promote quality living
spaces that effectively connect with the surrounding urban environment.

•

Incorporate landscape features in a manner that provides character and texture in an
urban environment, enhances the visual character of the development, and facilitates
a sense of separation and privacy for project residents.

•

Enhance pedestrian
area.

•

Provide retail uses that are designed in a manner that contributes to the Project's
overall design concept and that present an attractive retail face along street frontages.

activity and neighborhood

commercial

street life in the project

3. Economic Objectives
•

Bring the site to a more efficient and better use through development of new highquality housing, neighborhood-serving
commercial uses, and associated amenities

I
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consistent with anticipated market demands.
•

Revitalize an existing underutilized site.

•

Create a viable and successful mixed-use project.

•

Provide housing that supports the economic future of the region in an area in which the
necessary infrastructure is already in place.

•

,

;

Maintain and enhance the economic vitality of the region by providing job opportunities
associated with the construction of the proposed project.

Alternatives

.I

Analyzed in the Draft EIR

CEQA requires that an EIR analyze a reasonable range of feasible alternatives that could
substantially reduce or avoid the significant impacts of the proposed project while also
meeting the project's basic objectives.
Finding
The City finds that the Project EIR considered a reasonable range of alternatives to the
project to provide informed decision-making in accordance with Section 15126.6 of the
State CEQA Guideline. By analyzing four specific alternatives, the Project EIR meets the
requirements of CEQA.
The four alternatives analyzed for the proposed project include:
Alternative A
Alternative B:
Use Alternative;
Alternative C:
Alternative D:

No BuildlNo Project Alternative;
Development in Accordance with Existing

Plans/Regional

Commercial

All Residential Use Alternative;
Alternative Site Alternative.

The City finds that the EJR studied a reasonable range of alternatives and the associated
potential environmental impacts of each alternative
Alternatives

Rejected as Beingl(1feasible

Section 15126.6(c) of the CEQA Guidelines requires EIRs to identify any alternatives that
were considered by the lead agency but were rejected as infeasible during the scoping
process, and briefly explain the reasons underlying the lead agency's determination. The
Draft EIR includes a thorough discussion of alternatives rejected as infeasible.
Reduced intensity alternatives are generally considered when a project has significant and
unavoidable impacts attributable to a project-related change in the intensity of on-site
operations.
Several of the anticipated significant unavoidable impacts (e.g., air quality,
noise) would occur in conjunction with construction activities and not with proposed
operations.
As such, similar impacts would be expected with any feasible alternative
proposal for development within the project site.
Project operations would result in
significant and unavoidable impacts associated with regional air quality from mobile
emissions and traffic at five intersections.
Therefore, an analysis was undertaken to
determine the extent to which the proposed project would need to be reduced in order to
substantially reduce or eliminate some or all of these project impacts.
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Alternatives
to Eliminate Significant
Air Quality
Impacts:
Alternatives
were
considered to eliminate the significant short-term construction and operational impacts of
the Project. As discussed in Section IV.B, Air Quality, construction impacts would be for
short durations.
Furthermore, based on the thresholds upon which the construction
analysis is based, a substantial reduction in the intensity of construction activities would be
necessary to reduce regional construction emissions to below a level of significance. A
reduction of intensity of construction to this level would not be able to meet any of the
project goals and would likely not be built due to several reasons including market
conditions, return on investment, and the City's desire for efficient use of land. Thus, such
an alternative would not be feasible.
Furthermore, a reduction in the intensity of
construction activities would only extend the duration of construction activities.

;'

.I

With regard to operation of the Project, regional air quality impacts are largely associated
with the vehicle trips generated by the proposed project. An alternative that would reduce
the vehicle trips enough to substantially reduce the regional emissions associated with the
Project would be substantially less than the size of the proposed project, compromising
the underlying objectives of the proposed project. The reasonable range of alternatives
required by CEQA does not require that a project so substantially different from the
proposed project be studied or adopted when to do so would fail to accomplish any of the
Project Objectives.
Finding
The City finds that substantial evidence in the Administrative
Alternatives to Eliminate Air Quality Impacts are infeasible.

Record demonstrates

that

Alternatives to Reduce Significant Traffic Impacts: The Traffic Impact Study prepared
for the Project evaluated the intersection impacts associated with the Project's proposed
500 multi-family residential units, a 45,000 square foot grocery store, and 10,000 square
feet of specialty retail uses. As determined in the Draft EIR, the Project would result in
significant traffic impacts at five intersections if all of the mitigation measures proposed are
implemented.
In order to eliminate the significant and unavoidable traffic impacts of the
Project (at all Jive intersections that would be significantly impacted), it is estimated that
the proposed project WOUld.need to be reduced by 86 percent. This would result in a
project with approximately 70 units, an approximately 6,300 square foot grocery store, and
approximately 1,400 square feet of specialty retail uses. An alternative that would reduce
the amount of development proposed under the Project by more than half would not be
able to achieve the Project's basic objectives to the same extent that the Project would.
The Development Objectives to build upon the existing vitality of uses in the community by
providing an energy-efficient urban-living development within the vicinity of an existing
regional shopping center; create new living opportunities in close proximity to jobs, public
transit, shops, restaurants, and entertainment uses to help meet the market demand for
housing in the San Fernando Valley; and provide high-quality commercial uses to serve
project residents in a manner that contributes to a synergy of site uses and enhances the
character of the neighborhood would be severely limited under such a reduced alternative.
The Design Objectives to create a mid-rise development that compliments and improves
the visual character of the area through appropriate scale and enhances pedestrian
activity and neighborhood commercial street life in the project area would also be
restricted since the amount of square footage that would be developed under this
alternative would be greatly reduced as compared to the Project. Finally, this alternative
would not meet the Economic Objectives to bring to the site a more efficient and better use
through development of new high-quality housing, neighborhood-serving commercial uses,
and associated amenities consistent with anticipated market demands that would maintain
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and enhance the economic vitality of the region to the same extent as the project.
such, this alternative has been eliminated from further consideration.

As

It should be noted that a reduced intensity alternative that would avoid the significant traffic
impacts at the five intersections would not avoid certain other significant impacts.
Specifically, construction-related air quality and noise impacts would still occur, similar to
the project.
/
Finding
The City finds that substantial evidence in the Administrative Record demonstrates
Alternatives to Reduce Significant Traffic Impacts are infeasible.

that
,I

Reduce Mixed-Use Specific Plan Compliant Alternative.
A public comment suggested
that reduced intensity, Specific Plan complaint alternative should be studied that would
reduce the number of residential units and FAR to meet the Specific Plan requirements.
Substantial evidence shows that a Specific Plan-compliant mixed use project of 1.5 FAR
with 277 residential units, a 45,000 square-foot grocery, and 6,000 square feet of
neighborhood-serving retail impacts 10 of the 11 intersections impacted by the proposed
Project, and after mitigation would result in the same significant unmitigated impacts at the
same 5 local intersections as the Project. (See Crain & Associates letter dated February
14, 2013.) In order to reduce the proposed Project to a level that would eliminate all
significant traffic impacts, the Project would need to be reduced by 86 percent to 70
residential units and 7,700 square feet of commercial-a
reduction far below the permitted
FAR and height limits in the Specific Plan. Construction of this reduced project would be
comparable in terms of noise and air quality impacts because the project would still require
podium construction to overcome the Freeway sound wall.
Thus, a Specific Plan
compliant mixed-use alternative would not substantially reduce or avoid the significant
impacts of the proposed Project
Finding
The City finds that substantial evidence in the Administrative
reduced mixed-use alternative is infeasible.
Alternative

Record demonstrates

that a

A: No Project I No Build Alternative

The No Project/No Build Alternative assumes that the proposed project would not be
approved and no new development would occur within the project site. Thus, the existing
physical conditions of the project site would remain.
No new buildings would be
constructed, the single-family residence located on-site would remain, and the rest of the
project site would continue to be vacant and graded.
Relationship

to Project Objectives

The No ProjectlNo Build Alternative would not meet any of the Project's objectives.
It
would not allow the Applicant to meet the Project's Development Objectives. Specifically,
this alternative would not provide a new urban-living development within the vicinity of an
existing regional shopping center in close proximity to jobs, public transit, shops,
restaurants, and entertainment uses to help meet the market demand for housing in
southern California and the San Fernando Valley in particular.
In addition, the No
ProjectlNo Build Alternative would not provide neighborhood serving commercial uses to
serve project residents and the neighborhood and would not enhance the character of the
neighborhood or develop an energy-efficient and environmentally conscious project.
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Further, the Design Objectives would not be met under the No ProjectiNo Build
Alternative.
Specifically, Alternative A would preclude a mid-rise development that
compliments the visual character of the area; an interior and exterior design that promotes
living spaces that connect with the surrounding urban environment; or incorporate
landscape features.
The Design Objectives to enhance pedestrian activity and
neighborhood commercial street life in the project area and provide retail uses along street
frontages would also not be realized by the No ProjectiNo Build Alternative.
Finally, the No ProjectiNo Build Alternative would not meet the Project's Economic
Objectives of bringing the site to a more efficient use through development of new
housing, neighborhood-serving
commercial uses, and associated amenities consistent
with anticipated market demands; revitalizing an existing underutilized site; and creating a/
viable mixed-use project. In addition, the Economic Objectives of providing housing that
supports the economic future of the region in an area in which the necessary infrastructure
is already in place and maintaining and enhancing the economic vitality of the region by
providing job opportunities associated with the construction of the proposed project would
also not be met by the No ProjectiNo Build Alternative.
Reduction of Significant Project Impacts
The No Project Alternative would not result in any significant
because no change to the physical environment would occur.

environmental

impacts

Finding
The City finds that Alternative A would not accomplish any of the Project's objectives and,
therefore, the City finds that specific economic, legal, social, technological, or other
considerations,
including considerations identified in Section G of these Findings
(Statement of Overriding Considerations), make Alternative A infeasible.

Alternative B: Development in Accordance with Existing Plans/Regional
Commercial Use Alternative
The Development in Accordance with Existing Plans/Regional Commercial Use Alternative
represents reasonably foreseeable development based on the site's current General Plan
land use designation of Regional Commercial.
This assumes that the site would be
redeveloped with regional commercial uses, consistent with the Ventura-Cahuenga
Boulevard Corridor Specific Plan land use designation for the site. Under this alternative,
a maximum of approximately 333,000 square feet of regional commercial uses would be
developed on the project site based on the permitted floor area ratio of 1.5: 1 per the land
use designation.
Relationship to Project Objectives
The achievement of Development Objectives would be limited under Alternative B. While
this alternative would provide commercial uses within walking distance of apartments and
single-family residents in the surrounding neighborhood and provide sufficient parking to
meet the parking needs of employees, maintenance personnel, and delivery vehicles, a
majority of Development Objectives would not be met. Specifically, this alternative would
not build upon the existing vitality and diversity of uses in the community of Sherman Oaks
by providing an urban-living development within the vicinity of an existing regional
shopping center; create new living opportunities in close proximity to jobs, public transit,
shops, restaurant, and entertainment uses; or provide new residential units to help meet

/
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the market demand for housing in southern California and the San Fernando Valley in
particular.
The Development in Accordance with Existing Plans/Regional Commercial Use Alternative
would meet most Design Objectives. It would allow the Applicant to create a development
that complements the visual character of the area through appropriate scale and high
quality architectural design and detail; incorporate landscape features in a manner that
provides character and texture in an urban environment and enhances the visual character
of the development; enhance pedestrian activity and neighborhood commercial street life
in the project area; and provide retail uses that are designed in a manner that contributes
to the Project's overall design concept and that presents an attractive retail face along
street frontages. However, this alternative would not meet the objective of designing the
Project to promote living spaces that connect with the surrounding urban environment.
.

I

Finally, the Development in Accordance with Existing Plans/Regional Commercial Use
Alternative might meet some of the Project's Economic Objectives by revitalizing an
existing underutilized site and maintaining and enhancing the economic vitality of the
region by providing job opportunities associated with the construction of the proposed
project. However, the market data regarding retail vacancy rates in the area indicates that
Alternative B may not revitalize the area and may not enhance the economic vitality of the
region. Retail vacancy rates in the Ventura Boulevard/Sherman Oaks area are already
above 14 percent, which is more than double the Valley-wide Q1 2012 average of 5.9
percent. Furthermore, the San Fernando Valley experienced a Q1 2012 negative retail net
absorption rate of -50,062 square feet. "Except for Orange County, Southern California's
retail markets were extremely weak in the past quarter, with rising vacancy rates, negative
absorption, and soft rental rates." Thus, the area has experienced an over-saturation of
office uses with the second highest office vacancy rate in Los Angeles County; shopping
center and retail vacancy rates are double the average vacancy rate throughout the San
Fernando Valley and retail vacancy and absorption is predicted to get worse. Thus, both
offices, as well as predominantly retail development on this site, would likely fail to
revitalize an existing underutilized site and maintaining and enhancing the economic
vitality of the region.
This alternative would not bring the site to a more efficient use through creating a viable
mixed-use project or provide housing that supports the economic future of the region in an
area in which the necessary infrastructure is already in place.
Reduction of Significant Project Impacts
Despite incorporation of all feasible mitigation measures, the proposed project would result
in significant impacts relative to air quality, noise, and traffic at five intersections.
Alternative B would result in greater significant operational traffic and air quality impacts
than the proposed project, and Alternative B would also result in significant constructionrelated air quality and noise impacts as does the proposed project. However, the air
quality impacts relative to residential uses in proximity to the freeway would not occur in
Alternative B.
The Development in Accordance with Existing Plans/Regional Commercial Use Alternative
would develop 333,000 square feet of regional commercial uses. This alternative would
result in a net trip generation of 11,205 daily trips, including 409 a. m. peak hour trips and
876 p.m. peak hour trips. Thus, this alternative would result in approximately 5,361 more
daily trips, including 188 more a.m. peak hour trips and 327 more p..m. peak hour trips, as
compared to the proposed project. With this increase in vehicle trips, this alternative
would result in traffic impacts on the study intersections that would be considerably greater

;'

CPC-201 0-3152-ZC-HD-SPE-SPR-SPP-CUB.NTI

-61216

F-119

than the project. Specifically, after applying the same mitigation this alternative would
result in significant and unavoidable impacts at - 11 intersections as compared to five
intersections under the proposed project. The 11 significantly impacted include: Oxnard
Street/Sepulveda
Boulevard;
Burbank
Boulevard/Sepulveda
Boulevard;
Magnolia
Boulevard/Sepulveda
Boulevard; La Maida Street/Sepulveda
Boulevard; Camarillo
Street/Sepulveda
Boulevard;
Ventura
Boulevard/Sepulveda
Boulevard;
Ventura
Boulevard/Kester
Avenue (North); Ventura Boulevard/Kester
Avenue (South); 405
Freeway Northbound
Ramps - Greenleaf
Street/Sepulveda
Boulevard;
DickensStreeWentura Boulevard; and Moorpark Street/Sepulveda Boulevard. Thus, impacts on
intersections would be greater under this alternative and would be significant and
unavoidable. This alternative's increase in daily trips would als_oresult in greater traffic on
freeways segments, on residential street segments, and at access points. Thus, the traffic.'
impacts of Alternative B would be greater than the traffic impacts of the proposed project.'
Finding
The City finds that Alternative B would not meet the basic objectives of the Project and
that Alternative B would not substantially reduce or avoid the Project's significant traffic
and air quality impacts and, therefore, the City finds that environmental, economic, legal,
social, technological, or other considerations, including considerations identified in Section
G of these Findings (Statement of Overriding Considerations), make Alternative B
infeasible.
Alternative C:

All Residential Use Alternative

The All Residential Use Alternative includes the residential development of the proposed
project but none of the retail development. The alternative would include 500 multi-family
residential units with on-site recreation and site amenities that are similar to the proposed
project. It is assumed that the site design (e.q. access, building layout, configuration)
would be similar to that of the proposed project, with residential development located
within the former commercial areas, offering a somewhat lower building profile,
Relationship

to Project Objectives

Several of the Project's objectives would be met under the All Residential Use Alternative,
including the Development Objective to provide a vibrant urban-living environment within
the vicinity of an existing regional shopping center in close proximity to jobs, public transit,
shops, restaurants, and entertainment uses. The Design Objective to create a mid-rise
development that complements and improves the visual character of the area, as well as
the Economic Objectives to revitalize an existing site and provide housing that supports
the economic future of the region, would also be met under this alternative. However, as
this alternative would not include the development of 52,000 square feet of commercial
uses as proposed under the project, the Development Objective to provide commercial
uses to serve project residents in a manner that contributes to a synergy of site uses and
enhances the character of the neighborhood within walking distance of numerous
apartments and single-family residences in the surrounding neighborhood would not be
met. The Design Objectives to provide retail uses that are designed in a manner that
contributes to the project's overall design concept and that presents an attractive retail
face along street frontages while enhancing pedestrian activity and neighborhood
commercial street life in the project area would also not be achieved under this alternative.
Furthermore, the Economic Objective to create a viable and successful mixed-use project
through' the development of new housing, commercial uses, and associated amenities
consistent with anticipated market demands would also not be met under this alternatlve.

,/
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Reduction of Significant Project Impacts
Based on the alternatives analysis provided in the Draft EIR and Alternatives Comparison
Table V-1, Alternative C, the All Residential Use Alternative, would be the environmentally
superior alternative.
With the elimination of the proposed commercial uses under this
alternative, operational impacts associated with demand for public services and demand
for utilities would be less than the proposed project. Additionally, as construction activities
associated with development of this alternative would be reduced in scale and duration as
compared to the proposed project, construction-related traffic impacts would be less under
this alternative as compared to the project. Although this alternative would not eliminate
the Project's significant impacts with respect to operational regional emissions and would
still result in significant impacts on three intersections, this alternative would generate
approximately 2,750 fewer daily trips than the proposed project. Thus, operational reqional .
air quality and traffic impacts, while still significant and unavoidable, would be less than
under the project.

I

Finding
The City finds that Alternative C would not meet the basic objectives of the Project and,
therefore, the City finds that specific economic, legal, social, technological, or other
considerations,
including considerations
identified in Section G of these Findings
(Statement of Overriding Considerations), make Alternative C infeasible.
Alternative D:

Alternative Site Alternative

The Alternative Site Alternative would consist of 500 multi-family residential units and
approximately 55,000 square feet of neighborhood commercial uses. Specific criteria in
determining the acceptability of an alternative location include existing land uses and
zoning designations in the area that would be consistent with the proposed scale of
development and number of residential units.
In accordance with CEQA Guidelines Section 15126.6(f)(2),. alternative locations for the
proposed project have been considered. As stated in the Guidelines, only locations that
would avoid or substantially lessen any of the significant effects of the project need be
considered in the EIR. The purpose of the evaluation of an alternative location is to
ascertain if moving a project to another area would reduce or eliminate significant
environmental impacts that may be unique to a particular locale. Under this alternative,
development was assumed to be similar to the project evaluated in the Draft EIR, i.e.,
would consist of 500 multi-family residential units and approximately 55,000 square feet of
neighborhood commercial uses, which is the same as the proposed project. Specific
criteria in determining the acceptability of an alternative location include existing land uses
and zoning designations in the area that would be consistent with the proposed scale of
development and number of residential units. Other requirements for a feasible alternative
location are that the alternative site must be of adequate size to accommodate the
proposed development, be available for acquisition, be within the same jurisdiction as the
project site,preferably
be underutilized from a land development perspective, and would
serve the same, or similar, target market.
More specifically, the project Applicant's ability to reasonably acquire, control or otherwise
have access to an alternative site is among the factors that may be taken into account
when addressing the feasibility of alternatives.
Since several of the Project's basic
objectives focus on development within the San Fernando Valley, the Sherman Oaks
Community in particular, and proximity to a regional shopping center (i.e., Sherman Oaks

,..
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Galleria) and other existing commercial uses, the potential locations that could reasonably
serve as an alternative site for the project are limited.
Furthermore, proximity to high-frequency transit is an important factor for successfulinfill
mixed-use development. Yet, the likelihood of finding an alternative infill site of adequate
size in within a quarter of a mile of a high-frequency bus line is quite low. Only about 12
percent of the potential infill sites in California are within a quarter of a mile of a highfrequency bus line. The project site's proximity to these transit options provides for optimal
mixed use housing and retail infill potential.
Relationship

to Project Objectives

Development at an alternative site would generally meet project objectives to the same
extent as the proposed project. However, development of an alternative site would likely
not meet the Economic Objective to revitalize an existing underutilized site to the extent
that the Project would because unlike the proposed project site - which the Applicant has
owned for many years - an alternative site would need to be purchased.
Reduction of Significant Project Impacts
Development at an alternative site would not eliminate any of the Project's significant and
unavoidable impacts because an urban in-fill project of the proposed size and scale in the
Sherman Oaks community would generate the same type of impacts regardless of where
it is located. No impacts would be reduced under this alternative as compared to the
proposed project.
Furthermore, this alternative would have the potential to generate
additional significant impacts depending on the location of the site and its proximity to
sensitive uses.
Finding
The City finds that Alternative D would not substantially reduce or eliminate
significant impacts and, therefore, the City finds that specific economic,
technological, or other considerations, including considerations identified in
these Findings (Statement of Overriding Considerations), make Alternative 0
Environmentally

the Project's
legal, social,
Section G of
infeasible.

Superior Alternative

In addition to the discussion and comparison of impacts of a proposed project and the
alternatives, Section 15126~6 of the CEQA Guidelines requires that an "environmentally
superior" alternative be selected and the reasons for such a selection disclosed.
In
general, the environmentally superior alternative is the alternative that would be expected
to generate the least amount of adverse impacts. In this case, the No Project I No Build
Alternative would result in the least impacts on the existing environment.
However,
Section 15126.6(e)(2) of the CEQA Guidelines states if the No Project Alternative is the
environmentally superior alternative, then the EIR shall also identify an environmentally
superior alternative among the other alternatives.
Based on the alternatives analysis provided in the Draft EIR and Alternatives Comparison
Table V-1, Alternative C, the All Residential Use Alternative, would be the environmentally
superior alternative.
With the elimination of the proposed commercial uses under this
alternative, operational impacts associated with demand for public services and demand
for utilities would be less than the proposed project. Additionally, as construction activities
associated with development of this alternative would be reduced in scale and duration as
compared to the proposed project, construction-related traffic impacts would be less under
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this alternative as compared to the project. Although this alternative would not eliminate
the Project's significant impacts with respect to operational regional emissions and would
still result in significant impacts on three intersections, this alternative would generate
approximately 2,750 fewer daily trips than the proposed project. Thus, operational regional
air quality and traffic impacts, while still significant and unavoidable, would be less than
under the Project.
Several of the Project's objectives would be met under the All Residential Use Alternative,
including the Development Objective to provide a vibrant urban-living environment within
the vicinity of an' existing regional shopping center in close proximity to jobs, public transit,
shops, restaurants, and entertainment uses. The Design Objective to create a mid-rise
development that complements and improves the visual character of the area, as well as
the Economic Objectives to revitalize an existing site and provide housing that supports
the economic future of the region, would also be met under this alternative. However, a's
this alternative would not include the development of 52,000 square feet of commercial
uses as proposed under the Project, the Development Objective to provide commercial
uses to serve project residents in a manner that contributes to a synergy of site uses and
enhances the character of the neighborhood within walking distance of numerous
apartments and single-family residences in the surrounding neighborhood would not be
met. The Design Objectives to provide retail uses that are designed in a manner that
contributes to the Project's overall design concept and that presents an attractive retail
face along street frontages while enhancing pedestrian activity and neighborhood
commercial street life in the project area would also not be achieved under this alternative.
Furthermore, the Economic Objective to create a viable and successful mixed-use project
through the development of new housing, commercial uses, and associated amenities
consistent with anticipated market demands would also not be met under this alternative.
Finding
The City finds that Alternative C would not meet the basic project objectives and,
therefore, the City finds that specific economic, legal, social, technological, or other
considerations, including considerations identified in Section G of these Findings
(Statement of Overriding Considerations), make Alternative C infeasible.

G. Statement of Overriding Considerations
The Final ErR has identified unavoidable significant impacts.
Section 21081 of the
California Public Resources Code and Section 15093(b) of the CEQA Guidelines provide
that when the decisions of the public agency allows the occurrence of significant impacts
identified in the Final ErR that are not substantially lessened or avoided, the lead agency
must state in writing the reasons to support its action based on the Final EIR and/or other
information in the record. Article I of the City's CEQA Guidelines incorporates all of the
State CEQA Guidelines contained in Title 15, California Code of Regulations, Sections
15000 et seq. and thereby requires, pursuant to Section 15093 (b) of the CEQA
Guidelines, that the decision maker adopt a Statement of Overriding Considerations at the
time of approval of a Project if. it finds that significant adverse environmental effects
identified in the Final EIR cannot be substantially lessened or avoided. These findings and
the Statement of Overriding Considerations are based on substantial evidence in the
Administrative Record, as defined above.
Accordingly, the City adopts the following Statement of Overriding Considerations.
The
City recognizes that significant and unavoidable impacts will result from implementation of
the Project. Having (i) adopted all feasible mitigation measures, (ii) rejected as infeasible
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alternatives to the Project, (iii) recognized all significant, unavoidable impacts, and (iv)
balanced the benefits of the Project against the Project's significant and unavoidable
impacts, the City hereby finds that the each of the Project's benefits, as listed below,
outweighs and overrides the significant unavoidable impacts of the Project.
Summarized below are the benefits, goals and objectives of the Project. These provide
the rationale for approval of the proposed Project.
Anyone
of the overriding
considerations of economic, social, aesthetic and environmental benefits individually
would be sufficient to outweigh the significant unavoidable impacts of the Project and
justify the approval, adoption or issuance of all of the required permits, approvals and
other entitlements for the Project and the certification of the completed Final EIR. Despite
the unavoidable impacts of the Project, the City approves the Project based on the.
following contributions of the Project to the community:
•

Development of a 13,000 square-foot publicly-available plaza that will activate this
segment of Sepulveda Boulevard compared to existing conditions; and

•

Revitalization of a large under-utilized
and mix of uses; and

•

Installation and maintenance for the life of the project of landscaping improvements
within the median along Sepulveda Boulevard between Moorpark Street and Camarillo
Street; and

•

Use of the Project's two community rooms by local community-based
and

•

Pedestrian, streetscape and transit enhancements, such as street trees, planter boxes,
street furniture, improvements to broken and uneven sidewalks, sidewalk and
intersection scoring, street lighting, bicycle racks, bus shelters, and urban swales to
promote consistency with the Sherman Oaks Streetscape and Design Plan and foster
a high-quality pedestrian environment along the Project's Sepulveda Boulevard
frontage; and

•

According to the August 2012 "Economic Impact Analysis prepared by the Los
Angeles County Economic Development Corporation (the "ElAn), construction of the
proposed project will generate in the following economic benefits;

•

Approximately

•

Support 1,470 annual jobs with labor income of $86.5 million; and

and vacant site into a coherent development

organizations;

$255 million in total economic output in Los Angeles County;

At least $19.1 million of total state and local taxes.
•

According to the EIA, operation of the proposed project will generate the following
economic benefits:

•

Resident spending will generate $11.4 million in total economic output and support 115
annual jobs in Los Angeles County with labor income of $4.7 million;

•

Total ongoing state and local taxes generated due to spending by new residents of II
Villaggio Toscano is estimated to be $1.28 million; and
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Incremental property taxes due to the reassessed value of the property are expected
to generate an additional $1.6 million per year.
In addition, the Project will accomplish the following objectives:
1. Development Objectives
•

Build upon the existing vitality and diversity of uses in the community of Sherman Oaks
by providing a vibrant urban-living development within the vicinity of an existing
regional shopping center.

•

Create new living opportunities in close proximity. to jobs,
restaurants, and entertainment uses.

•

Provide new residential units to help meet the market demand for housing in southern
California and, in particular, in the San Fernando Valley.

•

Develop an energy-efficient

•

Provide high-quality commercial uses to serve project residents in a manner that
contributes to a synergy of site uses and enhances the character of the neighborhood.

•

Bring convenient neighborhood-serving
commercial uses within walking distance of
numerous apartments and single-family residences in the surrounding neighborhood.

•

Provide sufficient parking to meet the parking needs of the Project's residents, guests
and visitors, employees, maintenance personnel, and delivery vehicles.

and environmentally

public transit,

shops,

conscious project.

2. Design Objectives
•

Create a mid-rise development that complements and improves the visual character of
the area through appropriate scale and high quality architectural design and detail.

•

Design the interiors and exteriors of the proposed project to promote quality living
. spaces that effectively connect with the surrounding urban environment

•

Incorporate landscape features in a manner that provides character and texture in an
urban environment, enhances the visual character of the development, and facilitates
a sense of separation and privacy for project residents.

•

Enhance
area.

•

Provide retail uses that are designed in a manner that contributes to the Project's
overall design concept and that present an attractive retail face along street frontages.

pedestrian

activity and neighborhood

commercial

street life in the project

3. Economic Objectives
•

Bring the site to a more efficient and better use through development of new highquality housing, neighborhood-serving
commercial uses, and associated amenities
consistent with anticipated market demands.

•

Revitalize an existing underutilized site.

,
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•

Create a viable and successful mixed-use project.

•

Provide housing that supports the economic future of the region in an area in which the
necessary infrastructure is already in place.

•

Maintain and enhance the economic vitality of the region by providing job opportunities
associated with the construction of the proposed project.

H.

Findings Regarding Public Comments and Responses to Comments

The Planning Department evaluated comments on environmental issues received from
persons who reviewed the Draft EIR and comments received in conjunction with the/
February 19, 2013 joint Hearing Officer and Deputy Advisory Agency hearing.
In
accordance with CEQA, the Planning Department prepared written responses describing
the disposition of significant environmental issues raised.
The Final EIR provides
adequate, good faith and reasoned responses to the comments.
Supplemental
Responses Comments were prepared by Matrix Environmental with technical reports
attached. The Planning Department reviewed the comments received and responses
thereto and has determined that neither the comments received nor the responses to such
comments add significant new information regarding environmental impacts to the Draft
EIR. The City has studied all the comments on the Draft EIR and the Responses to
Comments contained in the Final EIR and the Supplemental Responses to Comments.
Finding. The City finds none of the comments to the Draft EIR or the comments received
in conjunction with the February 19 hearing contain substantial evidence that the Draft EIR
is inadequate, failed to disclose a significant environmental impact, or failed to identify a
feasible mitigation or alternative that would substantially reduce or avoid the significant
impacts of the proposed project. The Lead Agency has based its actions on full appraisal
of all viewpoints, including all comments received up to the date of adoption of these
findings, concerning the environmental impacts identified and analyzed in the EIR.
Responses to Comments comply with CEOA and are directly responsive to the comments
received on the Draft EIR.
Draft EIR Comments and Reponses to Comments
Comment 2
With regard to Comment 2, the City finds that CalTrans has not provided substantial
evidence that the EIR is inadequate or incomplete with regard to any potentially significant
traffic impact to freeway segments or off-ramps, and has not provided any substantial
evidence that mitigation measures determined to be infeasible are feasible. In addition,
the City finds that the CMP analysis utilized in the Project Traffic analysis is supported by
substantial evidence and provides adequate information as to the potential cumulative
effect of the added traffic and references Section 15065(3) of the CEOA guidelines.
Neither the Caltrans Guide nor the HCM contained therein identify any thresholds of
significance for CEOA impacts. The thresholds in Section II.A of the Caltrans Guide refer
only to when a traffic study is required, not to impact thresholds of significance for CEOA
analyses. Consequently, CalTrans has provided no substantial evidence to show that the
methodology of the Project Traffic analysis is inadequate or understates Project impacts.
Comment 5
The City finds that SCAOMD has not provided substantial evidence that the EIR is
inadequate or incomplete with regard to its evaluation of air quality impacts. The Project
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Health Risk Assessment, air quality impact analysis, and Mitigation Measures are
supported by substantial evidence contained within expert technical reports. SCAOMD
encourages the City to relocate the proposed project away from proximity to the 101 and
405 Freeways.
However, SCAQMD's opinion regarding whether the proposed project
should be approved is not substantial evidence that the EIR is inadequate. The City does
not prohibit residential development in close proximity to freeways.
However, the City
recognizes that residential development in close proximity to freeways requires in-depth
analysis of exposure and mitigation measures informed by a comprehensive Health Risk
Assessment. The EIR contains these requirements. Response to Comment 5-8 provides
substantial evidence supporting the 30-year exposure duration utilized in the Project HRA.
Although SCAOMD prefers a 70-year exposure duration methodology, SCAOMD has
provided no substantial evidence that it is reasonably foreseeable that anyone will reside
at the proposed project for a period approaching 70 years. To the contrary, substantia!"
evidence in the record shows that the 30-year exposure duration far exceeds the
reasonably foreseeable length of time anyone person would reside within the proposed
project. CEQA prohibits mitigation measures that are not rationally related to foreseeable
impacts. Therefore, no mitigation would be rationally related to a speculative impact of a
70 year exposure because an exposure time of such length is neither reasonable nor
supported by any evidence.
Comment 6
The City finds that notwithstanding Comment 6-11 from the Department of Water Power, it
is not premature to estimate the size and capacity requirements of new water mains. On
the contrary, CEOA requires that a project's reasonably foreseeable impacts be set forth
and the best information be presented regarding mitigation. Furthermore, CEQA requires
that this information be presented in sufficient detail to make mitigation measures
enforceable and reasonably likely to reduce potential impacts. Merely stating that "main
upgrades may be required" - as was suggested by LADWP - is not sufficient for CEQA
analysis. On the other hand, CEOA does not require that a Draft EIR contain information
that cannot be presently obtained.
Consequently, the best estimates made by Sukow
Engineering to determine approximate needs for water system upgrades based on the
best available data constitutes substantial evidence supporting the EIR's conclusions. The
Final EIR clarifies that the final sizes of the water system upgrades will be determined
during the detail design stage of the project. The conclusion of the Draft EIR is supported
by expert engineering analysis based on the best available data, combined with a
requirement to comply WIth regulations and directives from LADWP, L.A. Dept. of Public
Works, and the City of Los Angeles Fire Dept. regarding any capacity upgrades that may
be required to meet minimum capacity and flow requirements.
Such compliance is
required by law before the Project can become operational and is not set forth separately
as a mitigation measure, but may properly be considered a design feature of the Project.
Comment 7 (restated or similar comments in Comment 8)
The City finds that the Ventura/Cahuenga Boulevard Corridor Specific Plan Review Board
(PRB) has not provided substantial evidence that the EIR is inadequate or incomplete.
Comment letters 7 and 8 both articulate the PRB's opposition to the requested Specific
Plan Exceptions but provide no substantial evidence relative to environmental impacts.
Comment 9
The City finds that the Sherman Oaks Neighborhood Council Board (SON C) has not
provided' substantial evidence that the EIR is inadequate or incomplete.
Responses to
Comment 9 contain substantial evidence supporting the conclusions of the Draft EIR.
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SONC's advocacy of "scrambled" pedestrian crossings, whereby pedestrians may cross in
all directions while traffic is stopped, at Ventura and Sepulveda fails include any
substantial evidence that such a measure would substantially reduce or. avoid the Project's
significant impacts.
Furthermore, SONC's comments are not accompanied by any
evidence of technical expertise with regard to traffic analysis or mitigation.
SONC
advocates that instead of vacating public streets as proposed by the Project that they be
transformed into public parks. This proposal does not substantially reduce or avoid any of
the significant impacts of the proposed project and, therefore, is not a proper alternative
for purposes of CEQA analysis.

/

Comment 10
.I

The City finds that the Encino Neighborhood Council has not provided substantial
evidence that the EIR is inadequate or incomplete. Comment Letter 10 primarily opposes
the requested Specific Plan exceptions but does not provide any substantial evidence
relative to environmental impacts.
Responses to Comment 10 contain substantial
evidence supporting the conclusions of the Draft EI R.
Comment 11
The City finds that the homeowner's associations authoring Comment 11 have not
provided substantial evidence that the EIR is inadequate or incomplete. Comment Letter
11, Comments 11-1 through 11-10 primarily oppose the requested Specific Plan
exceptions but do not provide any substantial evidence relative to environmental impacts.
Comments 11-11 through 11-15 express opinions and speculations that the Draft EIR is
defective and inadequate, but do not provide specific inadequacies or facts or evidence
demonstrating that the Draft EIR is inadequate.
Comments 11-16 through 11-69 primarily restate conclusions of the Draft EIR or
broad statements of what the EIR should evaluate.
None of these comments
substantial evidence that the Draft EIR failed to disclose a significant environmental
or failed to identify a feasible mitigation measure. Responses to Comment 11
substantial evidence supporting the conclusions of the Draft EIR.

provide
contain
impact
contain

February 2013 Comments and Supplemental Responses to Comments
Supplemental Responses to Comments
The City Planning Department has thoroughly reviewed the Supplemental Responses to
Comments and the technical reports attached thereto, and the City finds that the
conclusions of the Supplemental Responses to Comments are supported by substantial
evidence cited therein and elsewhere in the administrative record. The Supplemental
Responses to Comments provide substantial evidence that none of the comments
received in conjunction with the February 19 hearing show that the EIR analysts is
inadequate under CEQA or provide substantial evidence of significant new information
requiring recirculation of the Final EIR.
Furthermore, the City has thoroughly reviewed the expert credentials of the persons
preparing the technical reports attached to the Supplemental Responses to Comments.
The City finds that substantial evidence demonstrates that Traffic Engineer Roy Nakamura
of Crain & Associates, Acoustical Engineer Amir Yazdanniyaz of Acoustical Engineering
Services, and Bill Piazza of Air Quality Dynamics posses the requisite expertise and
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experience in their respective fields and that the technical
them is credible.

reports prepared by each of

SORSE Letter
The City Planning Department received a letter from attorney Bradly Torgan on behalf an
otherwise unidentified association of persons known as Sherman Oaks Residents for a
Safe Environment ("SORSE").
The SORSE Letter was filed more than two years after the public comment period on the
Draft EIR. The SaRSE Letter ignored was submitted February 14, 2013-one
business
day before the February 19 hearing. The SORSE Letter is 30 pages with 13 attachments.
A May 26, 2011 Project-specific correspondence from Hans Giroux addressed to Mr . .'
Torgan and attached to the SaRSE Letter indicates that Mr. Torgan had been retained
several months before submitting February 14, 2013 letter. Although the SORSE letter
was very late, the City Planning Department fully considered the SORSE letter and the
Supplemental Responses to Comments provide complete responses to the SORSE Letter.
In addition, the Supplemental Reponses to Comments contain expert technical reports
responding to the memoranda and reports attached to the SaRSE letter.
Based upon the substantial evidence contained in the Supplemental Responses to
Comments, the City finds that the SORSE Letter does not provide substantial evidence
that the EIR analysis is inadequate under CEOA and does not contain substantial
evidence of undisclosed significant environmental impacts or that significant impacts may
be substantially more severe. The City further finds that the SORSE Letter does not
provide substantial evidence of significant new information requiring recirculation of the
Final EIR. Nevertheless, suggestion to tighten the enforceability Mitigation Measures 8-5
and B-6 were incorporated into revised mitigation measures.
Furthermore, the City has thoroughly reviewed the expert credentials of the persons
preparing the technical reports attached to SORSE Letter.
The City finds that the
credential of Hans Giroux fails to demonstrate that Hans Giroux possesses the requisite
expertise, training, or experience to qualify him as an expert in the fields of air quality,
human health, noise or vibration. Mr. Giroux's credential shows that he holds degrees in
meteorology and physics, which do not establish him as an expert in air quality, human
health, noise or vibration. He holds no degree in engineering or human health. Nothing in
his credential shows any formal education or experience
in human health risk
assessments.
His credential reveals no relevant publications he has authored and his
experience as an educator has primarily been in the field of meteorology. The City finds
that Mr. Giroux's memorandum does not contain credible expert opinion. The City further
finds that the Supplemental Responses to Comments and expert reports by Bill Piazza
and Amir Yazdanniyaz attached thereto provide substantial evidence refuting the opinions
offered by Hans Giroux.
The City has thoroughly reviewed the experience of Mr. Arthur Kassan and finds Mr,
Kassan to be qualified as an expert in traffic impact analysis. However, after thoroughly
reviewing both Mr. Kassan's report attached to the SORSE Letter and Mr. Nakamura's
reports, the City finds that the opposing reports constitute adisaqreement among experts.
The City further finds that Mr. Nakamura's reports and conclusion are more credible and
provide substantial evidence refuting Mr. Kassan's conclusions.
February
19, 2013
Letter
Homeowners of Encino

from

Sherman

Oaks

Homeowners

Association

and
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The City Planning Department thoroughly reviewed a February 19, 2013 Letter from the
Sherman Oaks Homeowner's Association and Homeowners of Encino (the "SOHAlHOME
Letter"). The Supplemental Responses to Comments provide complete responses to the
SOHAlHOME letter. Based upon the Supplemental Responses to Comments and other
evidence in the administrative record, the City finds that the SOHAlHOME Letter does not
provide substantial evidence that the EIR analysis is inadequate under CEQA and does
not contain substantial evidence of undisclosed significant environmental impacts or that
significant impacts may be substantially more severe. The. City further finds that the
SORSE Letter. does not provide substantial evidence of significant new information
requiring recirculation of the Final EIR
March 8, 2013 Memorandum from Armbruster Goldsmith & Delvac
Armbruster Goldsmith & Delvac, attorneys for the Applicant, submitted a memorandum
dated March 8, 2013 with several exhibits (the "AGO Memo") addressing the SORSE
Letter, the SOHAlHOME Letter, and a February 7, 2013 electronic correspondence to the
City Planning Department from Mr. Jeffery Kalban (the "Kalban Letter").
The City
Planning Department has thoroughly reviewed the AGD Memo and the exhibits attached
thereto. The AGD Memo agrees with the conclusions of the Supplemental Responses to
Comments and provides further evidence and analysis supporting the EIR and responding
to SORSE Letter and the SOHAlHOME Letter. The City finds that the AGD Memo
provides substantial evidence that the SORSE Letter, the SOHAlHOME Letter, and the
Kalban Letter do not provide substantial evidence that the EIR analysis is inadequate
under CEQA nor do these letters provide substantial evidence of significant new
information requiring recirculation of the Final EIR
I. Mitigation

Monitoring

Program

In accordance with the Requirements of Public Resources Code § 21081.6, the City
hereby adopts the Mitigation Monitoring Program, which is attached to these Findings.
The mitigation measures which have been identified for the project were identified in the
Draft and Final EIR. The final mitigation measures are described in the MMRP. Each of
the mitigation measures identified in the MMRP, and contained in the Final EIR, is
incorporated into the project. The City finds that the impacts of the project have been
mitigated to the extent feasible by the mitigation measures identified in the MMRP, and
contained in the Final EIR The City reserves the right to make amendments and/or
substitutions of mitigation measures if the City determines that the amended or substituted
mitigation measure will mitigate the identified potential environmental impacts to at least
the same degree as the original mitigation measure, and where the amendment or
substitution would not result in a new significant impact on the environment which cannot
be mitigated.
J.

Consideration

of Record; Independent

Judgment

The City finds that the EIR provides objective information to assist the decision-makers
and the public at large in their consideration of the environmental consequences of the
project. The public review period provided all interested jurisdictions, agencies, private
organizations, and individuals the opportunity to submit comments regarding the Draft EIR.
The Final EIR was prepared after the review period and responds to comments made
during the public review period. In approving the proposed project, the City decisionmakers have reviewed and considered the Draft EIR and appendices, the Final EIR and
appendices, and all other pertinent evidence in the record of proceedings. The Applicant's
consultants prepared the screen check versions of the Draft EIR, Final EIR and technical
studies and the Applicant submitted proposed findings for consideration by the City. All

/
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such materials and all other materials related to the EIR or these findings were extensively
reviewed and, where appropriate, modified by the Planning Department or other City
representatives. As such, the Draft EIR, Final EIR, technical studies, and all other related
materials reflect the independent judgment and analysis of the Lead Agency.

K.

Substantial

Evidence

The City finds and declares that substantial evidence for each and every finding made
herein is contained in the Draft EIR, Final EIR, technical studies, and other CEQA related
materials, the administrative record, staff reports, information provided by the applicant,
each and all of which are incorporated herein by this reference. Moreover, the City finds
that where more than one reason exists for any finding, each reason independently
supports such finding, and that any reason in support of a given finding individually/
constitutes a sufficient basis for that finding.
'

L.

Re.lationship

of Findings

to EIR

These Findings are based on the most current information available. Accordingly, to the
extent there are any apparent conflicts or inconsistencies between the Draft EIR and the
Final EIR, on the one hand, and these Findings, on the other, these Findings shall control
and the Draft EIR and Final EIR or both, as the case may be, are hereby amended as set
forth in these Findings.

M.

Project Conditions

of Approval

Each of the project features and mitigation measures referenced in these Findings shall be
conditions of project approval to be monitored and enforced by the City pursuant to the
building permit process and the Mitigation Monitoring Program. To the extent feasible,
each of the other findings and conditions of approval made by or adopted by the City in
connection with the project are also incorporated herein by this reference,
N.

Custodian

of Documents

The custodian of the documents or other material which constitutes the record of
proceedings upon which the Director's decision is based is the City of Los Angeles,
Planning Department, located at 6262 Van Nuys Boulevard, Room 351, Van Nuys,
California 91401'.

O.

Recirculation

Not Required

(a)

CEQA requires that the lead agency recirculate an EIR when significant new
information is added to the EIR after public notice of its availability has previously
been given but prior to its certification. "Significant new information" requiring
recirculation includes, for example, a disclosure showing that

(1)

A new significant environmental impact would result from the project or from a new
mitigation measure proposed to be implemented;

(2)

A substantial increase in the severity of an environmental impact would result unless
mitigation measures are adopted that reduce the impact to a level of insignificance;

(3)

A feasible project alternative or mitigation measure considerably different from others
previously analyzed would clearly lessen the 'environmental impacts of the project,
but the project's proponents decline to adopt it; or

;'
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(4)

The draft EIR was so fundamentally and basically inadequate and conclusory
nature that meaningful public review and comment were precluded.

in

(b)

Recirculation is not required where the new information added to the EIR merely
clarifies or amplifies or makes insignificant modifications in an adequate EIR.

(c)

If the revision is limited to a few chapters or portions of the EIR, the lead agency
need only recirculate the chapters or portions that have been modified.

(d)

Recirculation of an EIR requires notice pursuant to Section 15087, and consultation
pursuant to Section 15086.

(e)

A decision not to recirculate an EIR must be supported by substantial evidence in the'
administrative record
.

The Final EIR documents changes to the Draft EIR. Section II.C of the Final EIR provides
substantial evidence that the changes to the Draft EIR do not do not result in new
significant impacts and do not warrant circulation of the Draft EIR.
The Final EIR provides additional analysis that was not included in the Draft EIR.
Furthermore, Responses to Comments contained in the Final EIR fully considered and
responded to comments claiming that the project would have significant impacts or more
severe impacts not disclosed in the Draft EIR. Furthermore, the Responses To Comments
include substantial evidence that none of these comments provided substantial evidence
that project would result in changed circumstances,
significant new information,
considerably different mitigation measures, or new or more severe significant impacts than
were discussed in the Draft EIR.
P.

Textual Refinements and Errata

Textual refinements and errata were compiled and presented to the decisionmakers for
review and consideration. The Planning Department staff has made every effort to notify
the decisionmakers and the interested public/agencies of each textual change in the
various documents associated with the project review. These textual refinements arose
for a variety of reasons. First, it is inevitable that draft documents would contain errors
and would require clarifications and corrections.
Second, textual clarifications were
necessitated in order to describe refinements suggested as part of the public participation
process.
Q.

Uses of EIR

The City is certifying an EIR for, and is approving and adopting findings for, the entirety of
the actions described in these Findings and in the EIR as comprising the project. It is
contemplated that there may be a variety of actions undertaken by other State and local
agencies (who might be referred to as "responsible agencies" under CEQA). Because the
City is the Lead Agency for the project, the EIR is intended to be the basis for compliance
with CEQA for each of the possible discretionary actions by other State and local agencies
to carry out the project.
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ARMBRUSTER GOLDSMITH & DELV AC LLP
LAND USE ENTITLEMENTS 0 LITIGATION 0 MUNICIPAL ADVOCACY

R.J. COMER
DIRECT DIAL: (310) 254-9056

11611 SAN VICENTE BOULEVARD, SUITE 900
LOS ANGELES, CA 90049

E-MAIL: RJ@AGD-LandUse.com

Tel: (310) 209-8800
Fax: (310) 209·8801
WEB: www.AGD-LandUse.com

April 11, 2013
/

VIA ELECTRONIC & U.S. MAIL
City Planning Commission
Los Angeles City Hall
200 North Spring Street, Room 272
Los Angeles, California 90012

Re: Response to Appeal ofVTT - 61216; Related Cases -- CPC-2010-3152-ZC-HDSPE-SPR-SPP-CUB, ENV-2004-6000-EIR
Dear President Roschen and Honorable Commissioners:
On behalf of the Applicant, M. David Paul & Associates, this letter responds to the
appeal of Vesting Tentative Tract Map - 61216 ("VTTM") with regard to the above-referenced
project (the "Project") filed by attorney Bradly Torgan (the "Appeal") on behalf an otherwise
unidentified association of persons known as Sherman Oaks Residents for a Safe Environment
("SORSE,,).l The Appeal asserts that the Deputy Advisory erred in approving the VTTM and
attaches as evidence a letter dated February 14,2013 from attorney Bradly Torgan (the "Torgan
Letter") to City Planner Nicholas Hendricks. The Appeal, therefore, does not raise any new
issues, concerns, or facts not already stated in the administrative record.
All of the issues raised in the Appeal have been fully and thoughtfully considered and
rejected by the City Planning staff.
After the February .19,2013 joint hearing between the Deputy Advisory Agency and
Hearing Examiner, the City Planning Department kept the record open until March 8, 2013 to
allow the Applicant and the public additional time to provide information in response to the
issues raised at the hearing. During this time, complete and comprehensive responses to the
Torgan Letter and other concerns that were raised before the Deputy Advisory Agency and
Hearing Examiner were prepared and included in the administrative record. The Deputy
Advisory Agency carefully considered all testimony and evidence before issuing the VTTM
Determination on March 28,2013.

I As of the date of this letter "Sherman Oaks Residents for a Safe Environment" is not an entity that is registered
with California Secretary of State.
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April 11,2013
Page 2
As the Appeal merely attaches and restates the February 14, 2013 Torgan Letter,
complete and thorough responses to the Appeal are found in the following documents that are
already part of the administrative record:
1.

Supplemental Responses to Comments (March 2013), including:
a.
Air Quality Expert Response to Torgan Letter;
b.
Noise Expert Response Torgan Letter;
c.
Traffic Engineering Expert Response to Torgan Letter;
d.
Traffic Analysis of New Project Horizon Date; and
e.
Air Quality Expert response to SCAQMD comments.

2.

Applicant's Response Memorandum (March 8,2013).

These comprehensive response documents show that the Appeal and the Torgan Letter
fail to establish that the Deputy Advisory erred or abused his discretion in certifying the Project
Environmental Impact Report ("EIR") and approving the VTTM. In particular, the Appeal and
the Torgan Letter suffer from the following defects:
•

Although the Torgan Letter and Appeal express opposition to the Project, none of
the materials provided contain substantial evidence that the EIR is inadequate or
fails to comply with the California Environmental Quality Act.

•

Neither the Torgan Letter nor the Appeal provides substantial evidence of new
significant impacts and none of the materials provide substantial evidence that the
Final EIR must be recirculated for public review before certification.

•

Neither the Torgan Letter nor the Appeal provides substantial evidence that the
requisite VTTM findings cannot be made. Mr. Torgan, SORSE, and other Project
opponents merely disagree with granting the Project approvals sought by the
Applicant and desire to substitute their own interpretations of the City's codes and
policies Of the thoughtful and thorough interpretations and findings of the City
Planning staff. Despite the opposition set forth in the Appeal, substantial evidence
supports each and every requisite finding.

•

Mr. Torgan's purported air quality and noise "expert" Hans Giroux does not
possesses either the appropriate credential or experience qualifying him as an
expert in air quality or noise impacts. By contrast the Final EIR Supplemental
Responses to Comments contain responsive analysis form qualified experts in

/
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these fields who show that all the claims made in the Torgan Letter and by Mr.
Giroux are speculative Of based upon faulty data, incorrect facts, and dubious
assumptions.
•

The traffic analysis by Arthur Kassan attached to the Torgan Letter was
discredited by expert traffic engineer Roy Nakamura in the Final EIR
Supplemental Responses to Comments.

•

The February 14,2013 Torgan Letter was delivered more than two years after the
December 2010 release date of the Draft EIR. Despite the availability of the
Draft EIR for public comment and several opportunities to directly interact with
the Applicant and express concerns, Mr. Torgan and SORSE ignored these
opportunities and delayed filing the Torgan Letter until February 14, 2013---one
business day before the February 19 hearing. A May 26,2011 Project-specific
correspondence from Hans Giroux addressed to Mr. Torgan and attached to the
Torgan Letter indicates that Mr. Torgan had been retained long before submitting
his February 14, 2013 letter. He chose to wait until the last minute to bring forth
his claims.

For all the reasons set forth in the Supplemental Responses to Comments (March 2013)
and the Applicant's Response Memorandum (March 8, 2013), the Appeal should be denied.

Very Truly Yours,

R.J. Comer
cc: Councilmember Tom LaBonge, Attn: Jonathan Brand
Councilmember Paul Koretz, Attn: Shawn Bayliss
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April 15,20]3
City Planning Commission
Los Angeles City Hall
200 NOt1hSpring Street, Room 272
Los Angeles, California 90012
Re:

il Villaggio Toscano Project (4827 Sepulveda Boulevard):
CPC 2010 - 3152 (zq (RO) (Spm (SPR) (SPP) (CUB) I VTT- 61216

Dear President Roschen and Honorable Commissioners:
On behalf of the Applicant, M. David Paul & Associates, we look forward to presenting the
il Villaggio Toscano Project to the Planning Commission at its meeting on April 25, 2013. To assist
in your review, we have enclosed a booklet summarizing key elements of the Project.
The Project proposes a mixed-used, transit-oriented development of 399 residential units
above 52,000 square feet of community-serving retail, which is designed to achieve LEED Silver
certification. The Project would bring residents closer to employment opportunities, promote mass
transit and walkability, beautify an important gateway along Sepulveda Boulevard and generate
customers for local businesses. The Project's community-serving retail (including space for a
grocery store) and 13,000 square foot public plaza would provide substantial amenities for the area.
Designated Regional Commercial by the Community Plan, the Project site presents a unique
opportunity within the Ventura-Cahuenga Boulevard Corridor Specific Plan for the proposed density,
height and mix of uses. In addition, while proposed years before the Planning Commission's
adoption of the Freeway Adjacent Advisory Notice for Sensitive Uses, the Project is consistent with
and incorporates the Advisory Notice's recommended measures.
The Applicant has worked hard over the past several years to solicit and incorporate
community input and address community concerns. This collaborative process has led to multiple,
significant revisions to the Project and numerous volunteered conditions of approval. These changes
have included removing over 100 residential units; incorporating a public plaza along Sepulveda
Boulevard; stepping back building heights from the street; and incorporating other requested design
features and community benefits.
As a result of this extensive community outreach, the Project has received broad support
from a wide spectrum of the surrounding community, including the Sherman Oaks Neighborhood
Council, the Valley Industry and Commerce Association, the Shelman Oaks Chamber of Commerce
and the Encino Chamber of Commerce. The Project enjoys support from over 500 supporters within
a three-mile radius.
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The Project would provide substantial, far-reaching community benefits, including:
•

•

Tmnsit-Oriented Development. The Project would bring housing and communityserving retail within walking distance of three Metro Rapid stops, over 6.5 million square
feet of offi~e uses, and numerous retail, dining and entertainment destinations.
T."anspol'tation Demand Management Plan. The Project includes an aggressi ve TDM
Plan, with discounted transit passes to residential tenants; unbundled parking; focused
efforts to lease units to employees of nearby businesses; preferential parking fqr·
carpools I vanpools for retail employees; and an on-site transportation coordinator.

•

Public Plaza. A 13,000 square foot public plaza would provide a community gathering
area with tables, chairs, benches, umbrellas, planters and native landscaping.

•

Pedesh'ian, Streets cape and Transit Enhancement Plan. To promote walkability, the
Applicant has volunteered, subject to Department of Public Works approval, Sepulveda
Boulevard streetscape enhancements, such as street trees, planter boxes, street furniture,
sidewalk scoring, street lighting, bicycle racks, and urban swales.

•

Landscaping and Maintaining Sepulveda BoulevaI"d Median. The Applicant has
volunteered, subject to Department of Public Works approval, to landscape and maintain
a nearby median divider, which with the Project's plaza and streetscape improvements
would help create a prominent gateway along Sepulveda Boulevard.

•

Access to P.·oject's Two Community Rooms. The Project's two community rooms
would be made accessible to local organizations.

•

Major Investment in Sherman Oaks. The Project represents a nearly $140 million
investment in the area, which is anticipated to generate nearly $20 million in tax revenue
and 1,500 jobs during the construction phase, and nearly $12 million in annual economic
output and 120 full time jobs during Proj ect operations.

We appreciate your careful consideration and respectfully request your approval of the
il Villaggio Toscano Project at your April 25 meeting.
Respectfully Submitted,

Davi d A Goldberg
Enclosure
cc:

Councilmember Tom LaBonge, Attn: Jonathan Brand
Councilmember Paul Koretz, Attn: Shawn Bayliss
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Attachment A
ATTACHMENT "A"
DISCRETIONARY APPROVAL REQUESTS FOR A MIXED USE PROJECT
"IL VILLAGGIO TOSCANO"
4827 SEPULVEDA BOULEVARD, SHERMAN OAKS

The Applicant,
actions:

M. David Paul & Associates, requests approval of the following

discretionary

1) Pursuant to Los Angeles Municipal Code (L.A.M.C.) Section 12.32 F and Q, the Applicant
requests a Vesting Zone and Height District change from (Q)CR-1 L, (Q)P-1 L, R3-1 Land R11L to the C2 zone and to Height District 20 to permit the construction of a new mixed use.
project containing a maximum of 399 residential units and approximately 52,000 square feet
of neighborhood-serving
retail space on a currently vacant 4.5 acre property. While the
Height District 2 permitted floor area ratio of 6: 1 generates approximately 1,270,602 square
feet of development, the proposed project is only seeking a floor area ratio equal to 2.75: 1 or
approximately 582,359 square feet. The requested approval creates consistency with the
adjacent zoning and General Plan Framework's vision of the site.1
2) Pursuant to L.A.M.e. Section 11.S.7.F, the Applicant requests the following Exceptions from
the Ventura-Cahuenga Boulevard Corridor Specific Plan ("Specific Plan") sections:
a) Section 6.B.4, which restricts the floor area of a project to 1.5 to 1.2 The Applicant is
requesting a floor area ratio of up to 2.75 to 1.
b) Section 7.A.2.a, which prohibits front yard setbacks in excess of 10 feet. The Applicant
is requesting to exceed the front yard setback by 59 feet for 137 lineal feet of the project's
approximate 461 lineal foot Sepulveda Boulevard frontage to accommodate portions of
an approximately 13,000-square foot public plaza, which is approximately 69 feet deep
and approximately 137 feet wide.
d) Section 7.B.1, which restricts the maximum lot coverage to 75%.
requesting maximum lot coverage of 78.5% at grade.
f)

The Applicant

is

Section 7.E.1.b.4, which limits the building heights in this sub-area to 75 feet. The
Applicant is requesting a maximum building height of 100 feet over approximately 32% of
the site.

3) Pursuant to L.A.M.e. Section 11.5.7 e, the Applicant requests that the Director of Planning
approval the project for compliance with the Ventura/Cahuenga Boulevard Corridor Specific
Plan with the exceptions identified above.
4) Pursuant to L.A.M.e. Section 12.24 W 1, the Applicant requests permission to sell a full line
of alcoholic beveraqes ' for off-site consumption in conjunction with a retail grocery store.
a) The Applicant also requests that subsequent to this application, an Administrative
1
2

3

Plan

The General Plan Framework (Figure 3-4) for the San Fernando Valley designates the site as a Regional Center.
Please note there is an inconsistency between the General Plan's Framework's land use designation (Regional
Center) and the Community Plan's and Specific Plan's land use designation (Regional Commercial). According to
the Community Plan, Regional Commercial land designations are appropriate for a Height District 2 designation
which permits a 6:1 floor area ratio.
Pursuant to State of California Government Code §§ 23958 and 23958.4, the Applicant will request, within a
separate application, a public convenience or necessity determination by the City Council related to this approval.

Discretionary Request Application
Revised February 2013
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Approval process be required once the future tenant of the grocery is selected. Future
store layouts must be in substantial compliance, in terms of percent of floor area
dedicated to alcohol sales, with the floor plans submitted with this application.
5) Pursuant to L.A.M.C. Section 17.01, the Applicant requests approval of Vesting Tentative
Tract Map (Tract No. 061216)4 to merge the land into a single ground lot, with 9 airspace
lots, to facilitate the creation of a mixed use development consisting of approximately 399
residential condornlnlurns'' units with approximately 52,000 square feet of commercial space.
a) The subdivision
following uses:

I

/

will create one ground lot and 9 airspace lots which will include the
.I

i)
ii)
iii)
iv)
v)
vi)

Lot 1: contains the ground lot, fire lane and common access courtyard located
proximate to Sepulveda Boulevard;
Lots 2 - 6: contain the commercial uses fronting Sepulveda (except for the grocery
store);
Lot 7: contains the floor area within the grocery store;
Lot 8: contains the commercial and guest parking;
Lot 9: contains the residential parking spaces, the loading dock and various vertical
penetrations throughout the building; and
Lot 10: contains the residential units and lobby;

b) The Applicant requests permission to vacate La Maida Street and Peach Avenue.
c) The Applicant requests approval of a Haul Route.
d) The Applicant is requesting that Sepulveda be defined as the front yard and the
remaining two yards be defined as side yards.
6) Pursuant to L.A.M.C. Section
the Site Plan Review findings.

16.05, the Applicant requests that the decision-maker

make

7) Pursuant to various sections of the L.A.M.e., the Applicant will request approvals and permits
from the Building and Safety Department (and other municipal agencies) for project
construction actions including, but not limited to the following:. demolition, excavation,
shoring, grading, foundation, building, and tenant improvements

4

5

Please note the original Tract submission on November 12, 2004, was revised in November 2010 to reflect the C2
Zone change request in lieu of the RAS4 zone noted in the original submission and to add airspace lots. In
October 2012, the Applicant submitted another revised map to reflect changes made during the public outreach
phase of the project.
The Applicant requests the Tract map for financing reasons, but has every intention to maintain ownership of the
project and rent the units.

Discretionary Request Application
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PROJECT VISION
The approval of the above-referenced discretionary actions permits the construction of a mixeduse project consistent with Federal, State and City planning policies that promote higher density
near jobs and transit. The Applicant is proposing to construct the II Villaggio Toscano ("the
Project"), a mixed-use project containing 399 residential. units built over 52,000 square feet of
nei,ghborhood-oriented commercial uses designed to achieve a LEED Si.lver certification. This
urban infill site's proximity to a commercial center, containing office, retail and entertainment
uses, and quality public transit creates an ideal opportunity to reduce vehicle miles traveled. A
reduction in vehicle miles traveled directly addresses greenhouse ~as emission and regional
traffic congestion concerns.
Another unique advantage of this 4.51 acre site is its separation
from single family uses which typically abut development along the Ventura Boulevard corridor. .'
The site's General Plan land use designation of Regional Center is reserved for "higher-density
places.", while the Community Plan highlights the area as "mixture of diverse office uses, retail
and service activities'". This density of jobs creates a perfect opportunity to reduce vehicle miles
traveled by locating residential units within walking distance of an employment center. The
surrounding area's development intensity is highlighted by Exhibit A which illustrates the site's
proximity to 6.5 million square feet of commercial office space. In addition to the vast array of
proximate office jobs, the Sherman Oaks Galleria as well as the Ventura Boulevard corridor'
generate hundreds more retail and service jobs. The proximity of this largely residential project
(approximately 91 % of the requested floor area) allows project residents the real opportunity to
walk, bike or otherwise reduce their vehicle miles travelled. The Project's neighborhood-serving
retail component offers area residents and employees the opportunity to reduce their vehicle
miles traveled by providing uses proximate to their homes or jobs. In keeping with these trip
reduction concepts, the Applicant's chosen use of primarily residential units generates far fewer
traffic trips than the vast majority of uses'' envisioned for the site.
The public transit options in the area provide another realistic opportunity for the project
residents and its retail employees to reduce their vehicle miles traveled.
While the site's
numerous transit options are outlined below, its proximity, approximately % mile to Metro Rapid
Bus stops at the intersection of Ventura and Sepulveda Boulevards, makes it standout as an
ideal ln-till development site. These three bus lines provide access to numerous jobs centers,
including the Van Nuys Government Center, Warner Center, Westwood Village/UCLA and
Universal City. The Metro Rapid Bus lines also provide access to the very successful Orange
bus line and the Metro Red line. Currently, Metro is considerinq Sepulveda Boulevard one of its
major north-south connectors through the San Fernando Valley to the Westside of Los Angeles.
Only about 12 percent of the potential infill sites in California are within a quarter of a mile of a
high-frequency bus llne." The site's proximity to these transit options provides for optimal
mixed-use infill development potential.
In an attempt to capitalize on its proximity to jobs and transit, the application includes a
comprehensive Transportation
Demand Management ("TOM") program with an array of
transportation demand management strategies. The Plan will offer incentives such as transit
subsidies, unbundled parking and an on-site transit coordinator to promote public transit
This number represents the existing lots' area.
Should the project be approved, the project site would be
approximately 5.05 acres, including vacated streets and minus dedications.
7 Principal Framework Element Policies found in the Executive Summary of the General Plan Framework Element.
8 Sherman Oaks-Studio City-Toluca Lake-Cahuenga
Pass Community Plan, page 1-8
9
As highlighted in the proposed findings section, a commercial use built at the 1.5:1 FAR permitted by the Specific
Plan would generate over 11,205 trips per day, or 77% more trips than anticipated to be generated for this project.
10 Housing Policy Debate, Vol. 17 Issue 4 "The Future of Infill Housing in California: Opportunities,
Potential, and
Feasibility" supra p. 695.
6
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ridership. Furthermore, the Applicant is proposing that its Project Impact Assessment fee be
used to establish an area-wide Transit Management Association/Organization
to engage existing
businesses and their employees in trip reduction opportunities.

COMMUNITY OUTREACH
Over an 18-month period beginning in 2010, the Project engaged in robust community outreach
efforts (Exhibit 8). In addition to six neighborhood walks, the outreach included formal and
informal presentations to the Sherman Oaks Neighborhood Council and its Land Use Committee,
the Sherman Oaks Chamber of Commerce, the Encino Neighborhood Council and Encino Land
Use Committee, the Encino Chamber of Commerce, the Valley Industry & Commerce
Association and the Studio City/Sherman Oaks Rotary Club. Eight separate meetings were held,
with the sub-committee of the Sherman Oaks Neighborhood Council Land Use Committee as
part of this effort. The Outreach Team also manned tables at a Sherman Oaks Farmers Market
and Sherman Oaks Chamber Street Fair. The Applicant also engaged the community via social
media such as Twitter, Facebook and a Project blog.
This vigorous outreach process benefited both the community and the project. The end result
included design changes, enhanced volunteered community benefits and a significant amount of
support for the project. Exhibit C outlines 28 conditions the Applicant agreed to volunteer as part
of this outreach process, including a 20% reduction in density, the creation a 13,000-square foot
Public Plaza, enhanced landscaping that included an abandoned right-of-way and the
establishment of a liaison to facilitate the utilization of park fees in the immediate area.
This successful collaborative process, which will continue through the City approval process,
resulted in 609 supporters (as of February, 12 2013) which have signed support cards, attended
meetings, provided video testimonials and numerous supportive comments on the Project's blog.
The following organizations voted to support the project: Sherman Oaks Neighborhood Council,
the Sherman Oaks Chamber of Commerce, the Encino Chamber of Commerce and the Valley
Industry & Commerce Association.

PROJECT DESCRIPTION
As highlighted in the Project Data table below, the project includes 582,359 square feet of floor
area generating a post-dedicated floor area ratio of 2.75: 1. Of this amount, 530,359 square feet
is devoted to residential uses while approximately 9% (or 52,000 square feet) is set aside for
commercial uses. A 45,OOO-square foot specialty market is envisioned as the tenant of the
largest commercial space, with the remaining 7,000 square feet being divided between small
neighborhood-serving uses.
Ninety-one percent of the project floor area is dedicated to its 399 residential units and common
areas. The unit breakdown is projected to include 202 studios and one-bedroom units, 177 twobedroom units, and 20 townhouse units. The proposed density of 80 residential units per acre,
also described as 1 unit per 550 square feet of lot area, is consistent with recommended
densities for urban infill mixed-use projects in areas where commercial (retail and office) land
uses predominate."
While financing reasons dictate the request for a Vesting Tentative Tract
Map, the Applicant's intent is to maintain the condominiums as market-rate rental units for the
foreseeable future.
The project provides 93,500 square feet (or 2.15 acres) of public and private open space which
11 Housing Policy Debate, Vol. 17 Issue 4 "The Future of Infill Housing in California:
Opportunities, Potential, and
Feasibility" (2006) John D. Landis, Heather Hood, Guangyu Li,Thomas Rogers, and Charles Warren (University of
California-Berkeley),
pp. 697-698 Table 3.
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exceeds its requirement by approximately 48,000 square feet (or 1.1 acre). This open space
includes an approximately 13,000-square foot public plaza ("Public Plaza") and other pedestrianoriented improvements planned for the Sepulveda Boulevard frontage, providing an inviting
community gathering point with direct access into the project's commercial uses. Approximately
63,500 square feet (1.5 acres) of common open space, not including the 13,000 square foot
Public Plaza, will be concentrated on the podium level for the enjoyment of the project's
residents. The buildings rising from the podium are arranged around a central park with three
finger-shaped open spaces connecting the central park to Sepulveda Boulevard and Camarillo
Street. Included in the open spaces are residential amenities such as a pool, a bocce court and
specialized gardens (i.e., an herb garden, Italian orchard, exotic grey leaf lotus land garden and
a maze) interwoven with the residential units. A community room, available to the public, and
pool room will also be provided.
Each unit will have its own private balcony resulting in,
approximately 17,000 square feet of private open space providing private open spaces tor
residents. Even with this abundance of open space, the project's podium design necessitates lot
coverage equal to 78.5 percent (or just 3.5% above the permitted amount).
The project's stair-stepping height responds to its built environment. The project's Sepulveda
Boulevard frontage is designed with a 4-story structure consistent with the 4.5 levels associated
with the Grand Apartments located to the site's south. The building's height steps back and up
to 6 and then 8 stories as it transitions toward the site's center and rear adjacent to the 405
Freeway and the Sherman Oaks Galleria's multi-story parking structure. The proposed height is
needed to elevate the first two or three residential levels above the 26-foot tall Caltrans wall,
thereby allowing light and air, as well as unobstructed views of the Santa Monica Mountains and
the Sepulveda Basin. The proposed building heights are consistent with or lower than many of
the existing buildings in the area, including the Galleria and its parking structure, the 16-story
Comerica Bank building, the approximately 20-story National City Bank building, 13-story
CitiBank Building as well as other structures found in the R.egional Commercial area surrounding
the intersection Sepulveda and Ventura Boulevards (Exhibit 0: surrounding height graphic).
These nearby taller structures are consistent with the "Regional Center" land use designation in
the General Plan Framework, which defines "Regional Center" as characterized by 6- to 20stories (or higher). As a result, the proposed project's height is consistent with the General Plan
Framework,. the Community Plan and the built environment. As designed, only approximately
32% of the site would exceed the permitted height, and those areas would be located to the
center and rear of the site, as far away from the single family homes located east of Sepulveda
Blvd as possible.
Sepulveda Boulevard, developed at a 104-foot right-of-way, creates a larger
buffer between the first residential uses, located in an R3 Zone, and another 150 feet further
away still from the first single family zoned properties.
Multiple access points are provided to the site depending on the user and the destination. A fire
lane, accessible 24 hours per day, 7 days a week proposed for the rear of the project,
accommodates the majority of the vehicular access, including separate commercial and
residential loading docks. Residential, guest and commercial parking is provided in segregated
areas throughout the structure. The residential parking, located in two levels of subterranean
parking, is accessed via the fire lane behind the project. A dedicated guest parking area is
provided west of the residential lobby along Camarillo Street in the podium's mezzanine level.
Pedestrian egress and ingress to the project's residential component is provided via two stairs
located in the Public Plaza, a stair along Camarillo (near its intersection with Sepulveda
Boulevard) and the residential lobby near the western end of Camarillo Street. Residential
guests access the site via an intercom system at the top of each stairway or from the residential
lobby.
Pedestrian access for commercial users is provided from Sepulveda Boulevard.
Vehicular access to the commercial uses is provided off the rear fire lane and from Camarillo
Street proximate to Sepulveda Boulevard.
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The project's 1,206 parking spaces, as discussed below, is Code compliant including with the
Advisory Agency Parking policy.
PROJECT DATA TABLE

Lot Area
Gross (to centerline of streets)
Net (includes pre-dedicated lot area, but not the
vacated streets)
Area gained from streets vacation
Area lost to street dedications
Net Post-dedicated (Includes vacated streets deducts street dedications)
Lost to setbacks (with vacated streets)
18" Sepulveda frontage

Approximate
Square feet
271,306
196,673
27,495

Acres
6.23
4.51

4.,390

0.63
0.10

219,778

5.05

712

5' Camarillo Sideyard
5' Freeway Sideyard

3,103
4,196

Total

8,011

Density
Post recordation of MaQ (vacated street area
included, excluding street dedications)
Units Permitted by C2 Zone (1 unit per 400 SF lot
area)

219,778
549

Units Permitted with C2 Zone and Mixed-Use
provision 12.22 A 18 (1 unit per 200 SF lot area)
1,099
Proposed by Project (1 unit per 550 SF of lot
area)

399

Floor Area
Post recordation (vacated streets included- street
dedications deducted)
Permitted by HD 2

211,767
1,270,602

Proposed Floor area

582,359

2.75

Retail

52,000

9%

Residential

530,359

91%

TOTAL

582,359

By Use
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Open Space
SF per Unit

Required
Studios & 1-Bedroom

100

2-Bedrooms

125

Units
202

Approximate
Square feet
20,200
22,125

177
Townhomes/3-Bedrooms

175

TOTAL

20
399

3,500
45,825
Square feet

Provided
Exterior Common Area
Public Plaza

61,500
13,000

Interior Common Open Space
Balconies (limit 50 SF per Balcony)

2,000
17,000

Total

93,500
47,675

Surplus Open Space
Trees
Required (1 per 4 units)
Provided

100
135

Lot Coverage
Required
Proposed

75.0%
78.5%

Building Height
Permitted for Single Use
Proposed

75'
100'

% of Lot
Coverage
68%
32%

PARKING
The project proposes to provide 1,206 parking spaces on site.
applicable parking standards/policies imposed on the project:

The following outlines the

Residential Uses
Resident parking: The Advisory Agency policy (No AA 2000-1) is applicable to the
residential portion of the project and requires 2.0 parking spaces per unit. This policy
requires the project to provide 798 parking spaces for the residents. The Applicant is
proposing to provide 798 parking spaces for the residents units.

Discretionary Request Application
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Guest Parking:
The project will achieve the Advisory Agency guest parking policy for
parking in a non-congested area of .5 space per unit. This policy generates the need for
200 dedicated guest parking spaces ..
The Project will provide 798 residential and 200 guest parking spaces.
Retail Uses
I

;'

Both the L.A.M.C. and the Ventura-Cahuenga Boulevard Corridor Specific Plan require
one (1) parking space per 250 square feet of retail space [or four (4) per thousand square
feet]. This generates a parking requirement of 208 parking spaces.
In conclusion, the project is proposing to meet the requirement of 1,206 total parking spaces for
the mixed-use project.
'

.I

SITE DESCRIPTION
The subject property is an ideal infill development site situated at the northwest corner of
Sepulveda Boulevard and Camarillo Street. It abuts the Ventura (US-1 01) Freeway to the north
and the northbound San Diego (1-405) Freeway to the west with the interchange between the two
freeways abutting the back side of the site. Peach Avenue bisects the property north/south and
turns into La Maida at the center of the property which bisects the property east/west. Both of
these dead end streets lost their functionality with the construction of the freeways.
The
application proposes vacating both streets. The site is in Sherman Oaks within the boundaries of
the Sherman Oaks-Studio
City-Toluca
Lake-Cahuenga
Pass Community Plan area (the
"Community Plan") and the Ventura/Cahuenga Boulevard Corridor Specific Plan ("VCSP"). It is
the most distant site within the VCSP from Ventura Boulevard. Its southern edge is more than
1330 feet from the Boulevard, while its northern edge is more than 1,800 feet from Ventura
Boulevard.
The General Plan designates the site with a Regional Center land use designation,
while the Community Plan designates the site with the Regional Commercial designation. These
designations are consistent with the development of the area, which includes approximately 6.5
million square feet of office space.
The subject site is an irregular triangular-shaped property having only 3 borders instead of the
four borders that frame most properties and development sites. The triangular-shaped site is
comprised a total of 196,673 square feet (4.51 acres) of pre-dedicated lot area. With the
inclusion of the vacated streets and the exclusion of the land lost to street dedications, the postdedicated lot area becomes approximately 219,778 square feet (or 5.05 acres). The Sepulveda
Boulevard frontage extends approximately 461 feet and the Camarillo Street frontage extends
approximately 651 feet, including the 62 foot intersection of Peach Avenue and Camarillo Street.
The third side of the triangle, following the path of the freeway interchange, is 873 feet long.
The fo.llowing table shows the property's approximate square footage allocated by zone:
Zone

Existing
(in approximate
square feet)

% of Site

(Q)CR-1L

36,724

19%

R3-1L

28,736

15%

Discretionary Request Application
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(Q)P-1L

34,885

18%

R1-1L

96,333

49%

The majority (49%) of the site is zoned R1-1 L, encompassing approximately 96,333 square feet
and this portion is located along Camarillo and La Maida Streets as well as Peach Avenue. The
largest parcel, located at the northeast portion of the site on Sepulveda Boulevard, has dual
zoning, of which appr.oximately 37,000 square feet is zoned (Q)CR-1 L and approximately 35,000
square feet is zoned (Q)P-IL. The existing Qualifying ("Q") Conditions (established by Ordinance
148319, effective May 11, 1976) for the northeastern portion of the site (the office building and
associated parking lot) are:
1.
2.
3.
4.
5.
6.
7.
8.
9.

No vehicular access may be provided to or from Peach Avenue
The site is developed substantially in accordance with the site plan
The buildings are limited to 3 stories
Landscaped areas are irrigated
Enclosing Masonry walls are attractive
Residential uses no denser than R3
5'9" maximum height of walls on Peach Avenue that are 6' set back
Southern enclosing walls shall be 5'9"
15 gallon plants shall be planted no more than 20' on center adjacent the southern wall.

The R3-1 L zoned properties along Sepulveda Boulevard encompass approximately 28,600
square feet. The entire site is within Height District 1L, which permits a maximum height of 75
feet and buildings are limited to six stories. The P zoning allows only parking uses.
It is important to note that the Galleria properties, and the majority of the neighboring properties
on the west side of Sepulveda Boulevard are zoned either C2-2 or R4-2. Both of these zones
allow development intensities consistent with this proposed project, including one unit per 400
square feet of lot area and a floor area of 6 times the buildable area of the site.
The site was home to a commercial office and residential uses. A 62,217 square foot office
building, which was damaged by the Northridge earthquake, has been demolished.
Prior
residential uses include an older two-story, 24-unit multi-family apartment building complex
located along Sepulveda Boulevard north of Camarillo Street and south of the office building, and
11 single-story, single-family residential units ranging in approximate size from 950 to 1,500
square feet were located on the east and west sides of Peach Avenue, on the north side of
Camarillo Street and the south side of La Maida Street.

GENERAL PLAN AND ZONING DESIGNATIONS
The General Plan framework designates the site as Regional Center. The Framework provides
that a Regional Center is "a focal point of regional commerce, identity, and activity".
The
Framework identifies a Regional Center as containing a variety of uses, including "residential"
and "retail commercial malls." Meanwhile, the Community Plan and the Ventura-Cahuenga
Boulevard Corridor Specific Plan designates the site as Regional Commercial, which also
encourages high density commercial and residential development.
These designations extend
south from the site to Ventura Boulevard and east across Sepulveda Boulevard. Also, according
to the Community Plan's legend, the Regional Commercial designation corresponds to the CR,
C1.5, C2, C4, RAS 3 & 4, R3, R4 and R5 zones. Given the project site's zoning of (Q) CR-1 L,
(Q) P-1 L, R3-;1Land R 1-1 L, it is apparent that the majority of the site's zoning is inconsistent with
its land use designation.
Even those portions of the site which include compliant zoning
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designations are limited by a "Q" condition which requires compliance with a site plan for a now
demolished commercial office building. The proposed C2-2D would create consistency with both
the General Plan and the adjacent zoning.
The project site is also located within the Ventura/Cahuenga Boulevard Corridor Specific Plan
area, which contains land use and transportation regulations, limitations and guidelines for the
commercial corridor extending from the Cahuenga Pass in the east to Woodland Hills in the
west.
The dominant land use in the Plan area is commercial.
However, within its
approximately
17 miles along Ventura Boulevard, approximately
only 35 lots include an
R1 zone. Forty-five percent (or 15) of the R1 lots are located on the project site and these
are the only R1 lots with a Regional Commercial
land use designation.
The building
limitations and land use regulations for the Regional Commercial area include numerous,
development restrictions, including a height limitation of 75 feet for a single use building and 82
feet for mixed-use projects. A floor area ratio ("FAR") of 1.5:1 is imposed by the Specific Plan;
this conflicts with the more intense development pattern, equal to 6 times the buildable area (6: 1
FAR), discussed in the Community Plan and General Plan Framework for Regional Commercial
uses. A maximum lot area coverage limitation of 75% is also a requirement. The Specific Plan
also establishes landscape, setback, parking, signage, and lighting requirements for new
development.
The site is not situated in any Restricted Use or Pedestrian Oriented Area; however, the
properties to the south across Camarillo Street, as well as east of Sepulveda Boulevard along
both sides of Ventura Boulevard are designated Pedestrian Oriented Areas (POAs). A greater
amount of pedestrian activity is encouraged in these areas, and because II Villaggio Toscano is
so geographically close to these POAs, the project enhances and extends the reach of these
POAs, thereby further activating the surrounding streets for greater pedestrian use.

TRANSIT OPTIONS
According to the 2002 State of California final report, "Factors for Success in California," the
statewide study observed that "Transit-Oriented Development (TOO) is a mixed-use community
within an average one-fourth-mile walking distance of a transit stop and core commercial area.?"
The proposed mixed-use development is located within % mile of high quality public transit
providing a diverse mobility pattern. Current regional transit information available through the
Los Angeles County Metropolitan Transportation Authority (MTA) indicates multiple bus routes
have stops within a quarter mile of the project site, including three Rapid Buses stopping at the
corner of Ventura Boulevard and Sepulveda Boulevard. According to Metro's website, one of the
"Key Metro Rapid Attributes" is its frequent service: Buses arrive as often as every 3-10
minutes during peak commute times." Only about 12 percent of the potential infill sites in
California are within a quarter of a mile of a high-frequency
bus line. 14 The site's proximity
to these transit options provides for optimal mixed-use infill development potential. There are
many public transportation options for the future residents, their guests and employees of
businesses located at II Villaggio Toscano.
The project is in a prime location to take advantage of the MTA's express bus system, known as
Metro Rapid. The most convenient Metro Rapid stop to the project site is Metro Rapid 734,
which runs along Sepulveda Boulevard and has a stop at Sepulveda Boulevard and Ventura
Boulevard.
This line connects to the Orange Line and the Sylmar/San Fernando Metrolink
Statewide Transit-Oriented Development Study Factors for Success in California prepared by the CalTrans and
Business, Transportation and Housing agency, page 12
13 http://www.metro.net/projects!rapid!
14 Housing Policy Debate, Vol. 17 Issue 4 "The Future of Infill Housing in California: Opportunities,
Potential, and
Feasibility" supra p. 695.
12,
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System. The Metro Rapid 761 line stops at Ventura and Sepulveda Boulevards and provides
access from Pacoima to UCLA via Van Nuys Boulevard and the Sepulveda Pass. Finally, Metro
Rapid 750 located at the same intersection runs along Ventura Boulevard from Warner Center to
the west and connects with the Metro Red Line at Universal City to the east. Within a two-mile
radius of the project site, the very successful Orange Line has a stop at Sepulveda Boulevard
and Erwin Street (1.86 miles) and can be accessed by Line 234, a local bus service with a stop
at the intersection of Camarillo and Sepulveda Boulevard.
;'

There are local bus lines which have many more stops affording future residents and visitors of II
Villaggio Toscano much greater transit mobility.
Metro Bus 183 operates primarily along
Magnolia Boulevard but also has a stop at Camarillo Street and Sepulveda Boulevard providing
access to the Laurel Canyon Orange line stop; and the Metro Local Bus Lines 150/240 run
primarily along Ventura Boulevard and Reseda Boulevard with the closest stop at Ventura.
.

I

ECONOMIC DEVELOPMENT STUDY:
The Applicant retained the Los Angeles County Economic Development Corporation to prepare
an Economic Analysis (Exhibit E) of the proposed mixed-use development which contained 399
units and 52,000 square feet of commercial floor area. These figures reflect the positive
economic impact of the project. The Economic Analysis highlights the anticipated construction
cost of approximately $137.4 million will generate $255 million in total economic output within
Los Angeles County. Approximately 1,470 jobs generating $86.~ million in labor income is
anticipated from the construction-related activity. Resident consumer spending is estimated to
generate $11.7 million in annual economic output and support approximately 115 annual jobs. It
is also estimated that the residents' spending will generate $1.28 million in state and local taxes,
without considering the $1.6 million property tax increment increase generated by this proposed
Project. As State and Local governments struggling to balance their budgets, this type of
economic benefit is critical to maintaining necessary public services.

PROPOSED TRANSPORTATION DEMAND MANAGEMENT PLAN: A Transportation Demand
Management Plan ls also being proposed for the project and would contain, at a minimum, the
following:
• Discount bus passes made available to residential tenants at the time of lease execution;
• Transportation Coordinator on-site;
• Coordination with area businesses to maximize leasing to their employees as central
marketing strategy
•
Unbundle the leasing of dwelling units from parking spaces;
• Preferential parking for carpools and vanpools for retail employees;
• Personal trip planning (transit, carpool, vanpool, bicycle, walking) for residents and
employees;
• Transportation information disseminated to residents in project communications;
• Semi-annual events to promote ridesharing and transit usage;
• Transportation Information Displays located in common areas; and
• Wire residential units for high speed internet access.

SURROUNDING PROPERTIES
There are two zoning designations on the properties to the south of the site across Camarillo
Street. The property to the southwest is zoned [Q] C2-2 and is developed with a five- and sixlevel parking structure serving the Sherman Oaks Galleria, a major retail and office complex.
The property 'to the southeast is zoned R4-2L and is developed with a two-story motel on the
Discretionary Request Application
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southwest corner of Camarillo Street and Sepulveda Boulevard. The property to the south of the
motel is developed with a 4.5 level apartment building named the Grand Apartments.
The properties to the east across Sepulveda Boulevard are zoned R3-1 and are developed with
one, two and three-story multiple unit apartment buildings. Located almost 250 feet to the east
of the site is an established single family residential neighborhood. This separation is significant
compared to the vast majority of commercially designated development sites along the Ventura
Corridor which typically abut single family developments.

/

The properties abutting the site to the west and north are zoned PF-1XL and are developed with
the northbound 405 San Diego Freeway connector to the eastbound 101 Ventura Freeway.
.'

STREETS AND CIRCULATION:
Camarillo Street: A designated Local Street (on the west side of Sepulveda) and is dedicated to
a width of 60 feet.
Sepulveda Boulevard: A designated Major Highway Class II and is dedicated at varying widths
between 100 to 104 feel.
Peach Avenue: A designated Local Street and is dedicated to a width of 60 feet. A vacation of
this street is being requested as part of this application.
La Maida Street: A designated Local Street and is dedicated to a width of 60 feet. A vacation of
this street is being requested as part of this application.
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FINDINGS FOR
ZONE CHANGE AND HEIGHT DISTRICT CHANGE
PURSUANT TO LOS ANGELES MUNICIPAL CODE (L.A.M.C.) SECTION 12.32 F

A. That the proposed Zone Change is in conformity with the General Plan
The proposed Zone Change seeks to create consistency between the General Plan and the
site's zoning. The City's long term vision for the site is one of intense uses creating synergy
with the nearby employment Center which is served by quality public transit.

;'

.'

General Plan Framework
.
The General Plan's Regional Center designation, applicable to this site, is applied to "higherdensity places whose physical form is substantially differentiated from the lower-density
neighborhoods of the City.,,15 Generally, Regional Center designations will offer floor area
ratios ranging up to 6:1 and are characterized by six- to twenty-story (or higher) buildings as
determined in the community plan. While not as intense as the City's vision for the land use
designation, the II Villaggio Toscano project's residential intensity provides realistic
opportunities to reduce vehicle miles traveled in the City. This project locates housing
density near a significant number of jobs as well as entertainment and retail uses.
Additionally, the Project's neighborhood-serving
retail uses create a new amenity within
walking distance of existing area residents and employees. According to the General Plan,
Regional Centers typically provide a significant number of jobs and many non-work
destinations that generate and attract a high number of vehicular trips. Additionally, Regional
Centers are usually major transportation hubs. Consequently, each center is intended to
provide extensive transit opportunities and transportation alternatives.
The project site is
located within % mile of a major jobs center well-served by public transit. The proposed
mixed-use project, with higher density residential units, is compatible and consistent with the
General Plan's land use designation of Regional Center, which seeks to locate more intense
housing in proximity to jobs and public transit.
Community Plan
The Community Plan designates the site as Regional Commercial. As defined in the Specific
Plan, the "Regional Commercial" land use designation in the Community Plan is "a focal point
of regional commerce, identity and activity and containing a diversity of uses, such as
corporate and professional offices, residential, retail commercial malls, government buildings,
major health facilities, major entertainment and cultural facilities, and supporting services."
The Community Plan highlights the area as "mixture of diverse office uses, retail and service
actlvitiea".
This density of jobs creates a perfect opportunity to reduce vehicle miles
traveled by locating residential units within walking distance of an employment center. The
Community Plan identifies several issues and opportunities for residential uses in the
Sherman Oaks area. In order to address those issues and opportunities, the Community
Plan includes the following Policies:
1-2.1 Locate higher residential densities near commercial centers, rail transit stations and
major bus routes where public services facilities, utilities and topography will accommodate
this development.

15 Principal Framework Element Policies: Land Use - Regional Centers discussion found in the Executive Summary
of the General Plan Framework Element http://cilyplanninq.lacity.org/cwdlframwIJchapters/OO/OO.htm,
Page 3
16 Sherman Oaks-Studio City-Toluca Lake-Cahuenga
Pass Community Plan, page 1-8
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From a residential perspective the proposed project would locate "housing in a manner which
reduces vehicular trips and makes it accessible to services and facilities,,17 and with access
to transit." The project site is located proximate to 6.5 million square feet of commercial
office space and numerous retail and entertainment uses consistent with the area's Regional
Center/Commercial land use designations. These uses provide numerous opportunities for
residents to walk to work, as well as to easily access shopping and recreational opportunities.
For those individuals that cannot walk to work, but still strive to avoid the frustrations of
automobile traffic, the site offers numerous transit opportunities within easy walking
distances.
This .site is located along Sepulveda Boulevard (a Major Highway) which is
serviced by a MTA Rapid Bus19 providing access to the very successful Orange Line and
within walking distance of two additional Rapid Buses both of which are also located at the
intersection Ventura and Sepulveda Boulevards.
,I
1-2.2 Encourage multiple residential development in commercial zones.
While only a portion of this site is currently zoned commercial, the entire site enjoys
Commercial land use designations in the General Plan Framework (Regional Center) and the
Community Plan/Specific Plan (Regional Commercial), both of which envision intense
commercial development while also permitting residential uses as part of mixed-use
developments. In an effort to reduce trips in the area the project locates a significant amount
of density within walking distances of the commercial uses along Ventura Boulevard and
provides transit opportunities to various other commercial centers including Warner Center,
Universal Studios, the Van Nuys Municipal center, Westwood Village/UCLA and downtown
Los Angeles.
1-4.2 Promote housing in mixed use projects in pedestrian oriented areas and transit oriented
districts.
2-3.2 New development needs to add to and enhance the existing pedestrian street activity
While the project is just outside a Pedestrian Oriented District, it is being designed with many
of the design features envisioned for such a district. As part of the community outreach
effort, the Applicant agreed to submit to the Department of Public Works for their review and
approval a Pedestrian, Streetscape and Transit Enhancement Plan to provide pedestrian,
streetscape and transit enhancements to promote consistency with the neighboring Sherman
Oaks Streetscape and Design Plan, with the objective of fostering a high-quality pedestrian
environment along the Project's Sepulveda Boulevard frontage. The Plan may include such
features as street trees, planter boxes, street furniture, improvements to broken and uneven
sidewalks, sidewalk and intersection scoring, street lighting, bicycle racks, bus shelters, and
urban swales.
The Project's proximity to the intersection of Ventura and Sepulveda Boulevards would
encourage pedestrian activity from the Project's residents, as they will be able to walk to the
various commercial and retail uses in the vicinity.
As mentioned above the project site is within walking distance of three metro Rapid Buses
providing express service to numerous job centers and a variety of local bus lines that can
also be accessed at the intersection of Sepulveda and Ventura Boulevards.

17
18
19

Sherman Oaks-Studio City-Toluca
Sherman Oaks-Studio City-Toluca
MTA line 734.

Lake-Cahuenga
Lake-Cahuenga
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2-3.5 Require that mixed use projects and development in pedestrian oriented districts be
designed and developed to achieve a high level of quality, distinctive character, and
compatibility with existing uses.
The project provides signi.ficant vertical and horizontal articulation and a large 13,OOO-square
foot Public Plaza which creates a distinctive design unparalleled when compared to
development in the area. The building's massing steps up as it moves away from the
Sepulveda Boulevard frontage, creating consistency with the existing built environment and
pushing the project's building height as far from the closest single family neighborhood as
practical. The project's Sepulveda Boulevard frontage is designed with a 4-story structure
consistent with the 4.5 levels associated with the Grand Apartments located to the site's
south. The building's height steps back and up to 6 and then 8 stories as it transitions toward
the site's center and rear adjacent to the 405 Freeway and the Sherman Oaks Galleria's
multi-story parking structure. The proposed height is needed to elevate the first two or three
residential levels above the 26-foot tall Caltrans wall, thereby allowing light and air, as well as
unobstructed views of the Santa Monica Mountains and the Sepulveda Basin. The proposed
building heights are consistent with or lower than many of the existing buildings in the area,
including the Galleria and its parking structure, the 15-story Comerica Bank building, the
approximately 20-story National City Bank building, 13-story CitiBank Building as well as
other structures found in the Regional Commercial area surrounding the intersection of
Sepulveda and Ventura Boulevards (Exhibit D: Surrounding Building Height graphic). These
nearby taller structures are consistent with the "Regional Center" land use designation in the
General Plan Framework, which defines "Reg.ional Centers" as characterized by 6- to 20stories (or higher). As a result, the proposed project's height is consistent with the General
Plan Framework, the Community Plan and the built environment.
As designed, only
approximately 32% of the site would exceed the permitted height, and those areas would be
located to the center and rear of the site, as far away as possible from the single family
homes located east of Sepulveda Blvd. Sepulveda Boulevard, developed at a 104-foot rightof-way, creates a larger buffer between the first residential uses, located in an R3 Zone, and
another 150 feet further away still from the first single family zoned properties. The mixeduse project is designed to achieve a high level of quality and to be compatible with the
existing uses of the surrounding built environment.
The mixed use project is consistent with the development in the area in that it creates a
transition from high intensity commercial to the lower density residential found east of
Sepulveda Boulevard.
More importantly, greater housing opportunities would be provided for area workers to live
closer to their jobs, while area residents and workers would have easy walking access to
neighborhood-serving retail uses including a grocery store. The Project complies with the
Policy's stated requirement that a mixed-use project be designed and developed to achieve a
high level of quality, distinctive character, and compatibility with existing uses.
2-3.6 Require that the first floor street frontage of structures, including mixed use projects
and parking structures located in pedestrian oriented districts, incorporate commercial uses.
As illustrated in the project drawings the ground level fronting along Sepulveda Boulevard is
dedicated to neighborhood-serving commercial uses in addition to its enhanced pedestrian
streetscape and large Public Plaza. All of these elements combine to promote pedestrian
activity in the area, and the commercial uses will benefit the surrounding community. The
Project complies with the Policy's stated requirement that the first floor street frontage of the
building incorporates commercial uses.
Discretionary Request Application
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2-3.7 Promote mixed use projects in proximity to trensit stations, along transit corridors, and
in appropriate commercial areas.
The proposed project is a mixed-use project located within walking distance of three Rapid
Bus stops, as discussed in detail in the "Transit Options" section above.
2-4.4 Landscaped corridors should be created and enhanced through the planting of street
trees along seqments with no building setbacks and through median plantings.
In addition to the enhanced streetscape discussed above, the Applicant has agreed to install
and maintain, with approval of the Department of Public Works, landscaping within a public,
right-of-way island along Sepulveda Boulevard between Moorpark Street and Camarillo
Street consistent with the landscaping along the Project's Sepulveda Boulevard frontage.
2-5.1 Require that future development of properties located along the Los Angeles River be
designed with river access features.
The Public Plaza includes
LA River.

a meandering pedestrian path which gains its inspiration from the

5-1.3 Require development in major opportunity sites to provide public open space.
The project is proposing to construct a publicly accessible 13,OOO-square foot Public Plaza
along its Sepulveda Boulevard frontage.
The Plaza would be designed as a passive
gathering place for the community that includes ample landscaping and intimate seating
areas. The size of this Plaza is significantly larger than any other public space on private
property in the area.
The Urban Design Element of the Community Plan requires that residential projects with five
or more units be designed around a landscaped focal point or courtyard to serve as an
amenity for residents.
The proposed project includes a large Public Plaza along its
Sepulveda Boulevard frontage, as well as several interior gardens, a park, and a bocce court
situated within the center of the development. The six residential buildings are built around
the periphery of this landscaped courtyard setting.
Although there would be approximately 78.5 percent lot coverage on the ground floor of the
project site, there would be approximately 63,500 square feet, or 1.5 acres, of both active
and passive open space opportunities for residents atop the residential podium. The open
space would include, but not be limited to, a variety of landscaped areas, a central park,
smaller landscaped corridors, a bocce court, a swimming pool, and meandering pathways
between buildings. Private space also would be provided as every unit would have its own
balcony. These open space areas are dedicated to the enjoyment of the residents of the
project and do not take into consideration the Public Plaza provided along Sepulveda
Boulevard.
The Project complies with the policy's stated requirement that development
opportunity sites (which includes the project site) provides public open space.

in major

As discussed above, the approval of the Zone Change will be consistent with the policies of
the Community Plan.
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Housing Element
A Zone Change to the C2 Zone is consistent with the goals and the policies of the City's
Housing Element (2006-2014), It would permit the construction of a dense mixed-use project
proximate to a significant employment center which is well-served by transit lines, The
Housing Element contemplates high density mixed-use projects located in the high intensity
commercial areas as a solution to the City's urgent housing shortage. The Project has the
added value of being located on a site separated from the closest single family area by 250
feet, while also reducing vehicle miles traveled,
The Housing EI~ment states the City is facing an "unprecedented housing crisis,,20 and
indicates that over 14,000 residential units" need to be built to address its Regional Housing
Needs Assessment ("RHNA") numbers. The Housing Element estimates that the Sherman
Oaks area has the capacity to accommodate approximately 4,30022 of these required units'
without consideration of this development site. A Zone Change to C2 would permit the
construction of the proposed 399 residential unit project in an area contemplated by the City,
Evidence of this intent is provided in the General Plan's "strategy to meet this challenge, by
directing growth to transit-rich and job-rich centers and supporting the growth with smart,
sustainable infill development and infrastructure investments+'
The project site is located
proximate to an employment center, which is well-served by public transit.
The Zone Change would also permit the development
consistency with the following Policies:

of a project which demonstrates

Policy 1.1.4: Expand location options for residential development, particularly in designated
Centers, Transit Oriented Districts and along Mixed-Use Boulevards and Policy 2.2.6: To
accommodate projected growth to 2014 in a sustainable way, encourage housing in centers
and near transit, in accordance with the General Plan Framework Element, as reflected in
Map ES.1
As reflected in the graphic highlighting approximately 6,5 million square feet of commercial
floor area located in the area and with the General Plan's Regional Center and Community
Plan's Regional Commercial land use designations, this site is appropriate for a dense
residential project. Residents of this proposed project would have the opportunity to access
area jobs without driving personal vehicles, as they would have the attractive options of
walking, biking or utilizing the area's numerous public transit options. The intersection of
Sepulveda and Ventura Boulevards is well served by numerous transit lines including three
separate Rapid Bus lines providing regional connectivity,
Policy 1.2.3: Rehabilitate and/or replace substandard housing with housing that is decent,
safe, healthy, sanitary and affordable and of appropriate size to meet the City's current and
future household needs,
Prior to its demolition, the site was developed with low density older housing units, many of
which had reached the end of their life expectancy, The approval of this Zone Change would
allow for the construction of a unified development providing modern safe units with a variety
of sizes, thereby providing a wide range of housing options that helps to fulfill the City's
current and future housing needs.
City of Los Angeles, Housing Element, Executive Summary, Page 1
City of Los Angeles, Housing Element, Executive Summary, Page 3, 112,876 units divided over 8 years =
approximate 14,109 per year
2 City of Los Angeles, Housing Element, Table 3.1 Summary of Sites with Housing Capacity
by
Community Plan Area, Page 3-2

20
21

23

City of Los Angeles, Housing Element, Executive Summary, Page 1
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Policy 2.1.2: Establish development standards that enhance health outcomes.
Over the past few years the City Planning Commission has taken an increased interest in the
relationship of populations living near freeways and health risks. This issue creates tension
between the City's desire to focus high intensity residential development near jobs and transit
centers which are typically serviced by or proximate to freeways and arterials.
/
In 2009, the City created a policy that required projects located near vehicular pollution
sources to include a higher level of air filtration and to consider these potential impacts when
designing the site massing and landscaping.
On November 8, 2012, the City Planning
Commission approved a Staff recommendation to attach a notice to all properties within,
1,000 feet of a freeway highlighting that this potential health risk and that project's proposing
residential uses in such areas may be required to prepare a health risk assessment in
conjunction with such proposals ..
The EIR for the project thoroughly analyzed the potential air quality impacts associated with
development of residential uses in close proximity to the 405 and 101 Freeways through the
preparation of a comprehensive Health Risk Assessment (HRA) by Air Quality Dynamics.
The HRA concluded that any potential impacts could be mitigated through MERV filtration.
While this is an important issue that the Project application has reviewed and mitigated, there
are a few considerations worth noting that further reduce the concerns. A key assumption of
the Health Risk Assessment is that individuals live in the same location for 90 years, creating
long-term pollution exposures. However, studies discussed in the EIR show that residents in
rental units live in the same location for 3-7 years, dramatically reducing the exposures.
Consequently, these studies are extremely conservative and do not adjust for the actual
length of time residents are exposed.
Additionally, there are many State and Local policy initiatives that directly and indirectly seek
to reduce the pollution levels generated from transportation.
A few examples include the
State of California's landmark land use legislation; SS 375 which implements AS 32, and was
adopted in September 2008. These state laws effectively linked transportation planning and
funding to land use and housing needs. A local level example would be the Clean Truck
Program proposed by the Mayor of Los Angeles in 2008 that immediately banned 10% of the
dirtiest trucks, resulting in the removal of 350 tons of harmful emissions. According to the
Port of LA's website,24 "In its first year, the program reduced the rate of port truck emissions
by an estimated 70 percent." Initiatives such as these, as well as ones that came before
them, have led to a reduction in health risks. This is highlighted well by an August 8,2012
article in the Daily News which reported: "The level of dozens of volatile organic compounds
in the Los Angeles basin fell about 98 percent in the past 50 years, according to a study
funded by the National Oceanic and Atmospheric Administration."
The Project has analyzed and addressed the Air Quality concerns raised in the Housing
Element thorough mitigation measures. Additionally, there are several policy initiatives that
will further reduce exposure levels.
Policy 2.2.3: Provide incentives and flexibility to generate new housing and to preserve
existing housing near transit.

24

Found at http://www.portoflosangeles.org/ctp/idx
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The Housing Element discusses providing additional trip credits for mixed-use development
located near transit. However, the EIR for the project conservatively did not apply such
credits. The Applicant proposes to maximize the project's number of residential units so as to
generate new housing desired by the Housing Element and to provide such housing in
proximity to transit, thereby diminishing the broader traffic impacts that otherwise would result
from satisfying this housing demand through multiple dispersed locations.'
.The approval of the Zone Change and the Project's related entitlements provides a sufficient
incentive to construct these new residential units within walking distance of 3 Rapid Bus
stops and other bus lines as well as major employment nodes.
Policy 2.2.4: Promote and facilitate

a jobs/housing balance at a citywide level.

;'

.I

The approval of the Zone Change would permit the construction of approximately 399
residential units within walking distance of approximately 6.5 million square feet of
commercial office space and an abundant and diverse array of retail and entertainment uses.
By locating this type of density near jobs, the Project would promote a jobs/housing balance
with the Community Plan area.
Objective 2.3: Promote sustainable buildings, which muumtze adverse
environment and minimize the use of non-renewable resources.

effects

on the

The project is designed to achieve a LEED Silver compliance level.
Objective 2.4: Promote livable neighborhoods with a mix of housing types, quality design
and a scale and character that respects unique residential neighborhoods in the City.
The project promotes livability by providing opportunities for residents to walk to their jobs as
well as to their retail and entertainment needs.
The project includes ground level
neighborhood-serving retail uses located along Sepulveda Boulevard, in conjunction with a
13,000-square foot Public Plaza, allowing for shopping and gathering opportu nities for area
residents. The building massing is in character with the built environment.
The project
provides four-story elements along Sepulveda Boulevard consistent with the massing of the
Grand Apartments to the South of the site. Moreover, the project steps up to 6 and 8 stories
as it moves closer to the six-level Sherman Oaks Galleria parking structure and the abutting
freeway interchanges.
This design pushes the mass of the building away from the single
family development found east of Sepulveda Boulevard. The approval of the Zone Change
would promote a livable neighborhood by allowing the development of a mixed-use project
that respects the unique residential neighborhoods that exist to the east of the project site.
For the reasons outlined above the approval of the Zone Change is consistent with the
objectives and policies of Housing Element.
Transportation

Element

Approval of a Zone Change on the site to C2 would facilitate the construction of a project
consistent with the purposes of the General Plan's Transportation Element. This Element
recognizes that primary emphasis must be placed on maximizing the efficiency of existing
and proposed transportation infrastructure through advanced transportation technology,
through reduction of vehicle trips, and through focusing growth in proximity to public transit.
The proposed Project would address trip reduction goals via its location and due to its
inclusion of a detailed transportation demand management ("TOM") program. The TDM
would include an on-site transit coordinator, discount bus passes provided at the time of
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lease signing, unbundled parking and other similar transit-oriented measures. The Project's
location is ideal to address the concerns of vehicle miles traveled. It is not only located in a
Regional Center with numerous entertainment options, it is proximate to 6.5 million square
feet of commercial office space and numerous transit options including three Rapid Buses
and the Orange line.
The Transportation Element sets forth goals, objectives and policies to establish a citywide
strategy to achieve long-term mobility and accessibility within the City of Los Angeles. For
example:
•

Objective 2 strives to mitigate the impacts of traffic growth, reduce congestion, and
improve air quality by implementing a comprehensive program of muttimodel,
strategies that encompass physical and operational improvements as well es
demand management.
Within this Objective, the first policy header is Transportation Demand.
The
Applicant is working with a transportation demand consultant to craft an effective
strategy to reduce the use of private automobiles by the Project's residential tenants
and employees of the commercial uses. The Applicant also has proposed to explore
the creation of an area-wide transportation management organization tasked with
organizing area wide trip reduction measures.
The combination of the site's proximity to public transit and plentiful job opportunities
helps address the impacts of traffic growth, congestion and air quality issues. The
Applicant's initiation of a Transportation Demand Management program would
provide residents the opportunity to walk to work, to retail areas, or to a high quality
transit line. By providing alternatives to single occupancy automobile trips impacts to
air quality can be reduced.

•

Objective 3 strives to support development in regional centers, community centers,
major economic activity areas and along mixed-use boulevards as designated in the
Community Plans.
The Zone Change promotes consistency with this objective by allowing for the
development of new density near multiple bus lines that provide easy access not only
to Ventura Boulevard's multitude of jobs but also its regional transit network.

For these reasons outlined above, the approval of the Zone Change allows for a project that
demonstrates consistency with the Transportation Element of the General Plan.

Open Space Element
As referenced earlier in this application, the Project incorporates three significant open space
elements. The Project is proposing to provide 1.4 acres of common open space including
landscaped gardens and pool area for the enjoyment of the project residents,
A 13,000square foot Public Plaza is being designed with extensive landscape and hardscape
elements for use by the commercial patrons, project residents and community members.
Finally, the Project is proposing to landscape and maintain an adjacent public right-of-way
southeast of the project between Sepulveda Boulevard, North Sepulveda Boulevard,
Camarillo Street and Moorpark Street. The project and these proposed improvements are
consistent with the following goals and policies of the Open Space Element:
To provide an open space system which provides identity, form and
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City. (page 3: bullet 3 under Goals)
The project is proposing uniformed landscape design within both the project's Sepulveda
Boulevard frontage, including the Public Plaza, and the adjacent public right-of-way which it
has agreed to landscape and maintain.
The design would create a visual gateway into the
Sherman Oaks community.
This goal is implemented
following:

via a series of policies and the project is consistent

The provision of malls, plazas, green area, etc in structures of building complexes and the
preservation and provision of parks shall be encouraged (page 5: bullet 10 under Policies
General);
This private development would provide a 13,000-square foot Public Plaza available to the
community for passive recreation and community gathering.
Additionally, the project
provides an equivalent of an acre more of open space for its residents than is required by
Code. The improvement of the public right-of-way creates a visually appealing green belt
along approximately 900 linear feet of Sepulveda Boulevard. Each of these improvements
would be fully funded and maintained by the project.
Open Space areas shall be provided or developed to serve the needs as appropriate to their
location, size and intended use of the communities in which they are located, as well as the
City and region as a whole (page 5: bullet 12 under Policies General);
As mentioned above, the project would provide significantly more open space for its residents
than is required by the Code, thus ensuring that the residents' needs are well served.
Additionally, the project would pay park fees (Quimby Fee) of approximately $1.7 million
based on the 399 residential unit project. This money is required by law to be spent on the
creation of new recreational facilities within a 2-mile radius of the project site.
Small parks, public and private should be located throughout the City (page 5: bullet 13 under
Policies General)
By setting aside approximately 63,500 square feet of area for common open space for project
residents that includes ample landscaping and a variety of gardens and trees, the proposed
project would create a small park which would otherwise not exist. While not a park per se,
the 13,OOO-square foot Public Plaza provides additional open space for the area residents
that is not available today, while also providing a public gathering place favored by the local
community ...
Private development should be encouraged to provide ample landscaped spaces, malls,
fountains, rooftop green areas and other eestheiic features which emphasize open space
values through incentive zoning practices or other practicable means. (page 7: bullet 3 under
Policies: Privately Owned Open Space Lands and Desirable Open Space)
The provision of the vast amounts of open space and landscaping created with the common
areas, Public Plaza, and the public-rights-of-way are facilitated by rezoning the site and
granting it relief from certain aspects of the Specific Plan. Consequently, the approval of this
project encourages the creation of landscaping and green spaces.
As outlined above, the approval of the Zone Change facilitates the development of a project
Discretionary Request Application
Revised February 2013

21

,

with the

/'

I

Attachment A
that is consistent with the goals and policies of the Open Space Element.
As discussed in full above, the approval of the Zone Change is consistent with the numerous
goals, objectives and policies of the General Plan, the Specific Plan, the Community Plan,
the Housing Element, the Transportation Element and the Open Space Element.

B. That the proposed Zone Change is in conformity
convenience, general welfare and good zoning practice.

with

public

necessity,

The proposed Zone and Height District changes are in conformity with public necessity,
convenience, general welfare and good zoning practice. The Zone Change would result in a/
uniform zoning pattern consistent with the land use designations envisioned for the site. The
Zone Change also permits the construction of a unified development which is compatible with
its surroundings and consistent with multiple Federal, State and City planning goals. Without
this approval, the property's multiple zoning designations will continue to stifle this urban infill
site's ability to achieve numerous laudable Planning goals.
Public Necessity. Convenience and General Welfare
Approval of the Zone Change would facilitate the redevelopment of an unattractive, underutilized, split-zoned site. The proposed Zone Change would permit a vibrant mixed-use
development that appropriately locates desperately needed residential density near jobs and
transit, generate significant spending for local business and tax revenue for the City,
promotes pedestrian activity in the general area and provides a community gathering point.
Additionally, the Applicant worked for over 18 months with the Sherman Oaks Neighborhood
Council to ensure the project provides tangible benefits to the community.
As mentioned earlier in the application, the City faces an "unprecedented housing crisis,,25.
The Housing Element indicates that over 14,000 residential units26 are needed to meet the
City's RHNA allocation. Table 3.1 of the City of Los Angeles' Housing Element indicates
Sherman Oaks has the capacity to add approximately 4,300 new units by 2014. While this
site was not included in the capacity study for the Sherman Oaks area, the site offers the
benefit of being consistent with a core strategy of the Housing Element which directs "growth
to transit-rich and job-rich centers"." Approval of the requested Zone Change provides a
uniform zoning pattern over the site that facilitates the creation of a medium density infill
mixed-use development within walking distance of numerous jobs and quality transit
opportunities. Without the Zone Change the site's multiple zoning designations only yields 7
units per acre, which is dramatically less than the project's proposed 88 units per acre and
substantially less than the 218 units" per acre maximum anticipated by the Housing Element.
This type of development has a direct relationship to the City's ability to minimize vehicle
miles traveled. An inability to develop higher density housing at a prime location adjacent to
jobs and many transit opportunities would forgo the transportation options that effectively
address air quality issues.
A Zone Change which facilitates this Project would generate significant revenue from its
short-term construction activity and from its residents generating significant spending over
the life of the project. The Applicant retained the services of Los Angeles County Economic
Development Corporation to prepare an Economic Analysis of the Project. The Analysis
25

26
27
28

City of Los Angeles, Housing Element, Executive Summary, Page 4.
City of Los Angeles, Housing Element, Executive Summary, Page 1-54.
City of Los Angeles, Housing Element, Executive Summary, Page 4.
City of Los Angeles, Housing Element, Executive Summary, Page 2-9. A commercially
Commercial land use designation is permitted a R5 density via 12.22 A 18.
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highlights the anticipated construction cost of approximately $137,4 million that would
generate $255 million in total economic output within Los Angeles County. Approximately
1,470 jobs generating $86.5 million in labor income is anticipated from the constructionrelated activity. Resident spending is estimated to generate $11.4 million in economic output
and support approximately 115 annual jobs. It is also estimated that the residents' consumer
spending would generate $1.28 million in state and local taxes, without considering the $1.6
million property tax increment increase generated by this proposed Project. As State and
Local governments struggle to balance their budgets, this type of economic benefit is critical
to maintaining public services.
Closely related to the economic benefits outlined above, the Zone Change allows residential
development to be located close to major transit, job centers, and shopping areas. The /
proximity of these uses to the site would facilitate residents' interaction with the community,
bringing more people onto the streets and providing more customers for local businesses. In
addition to the proximity of uses, the Applicant is proposing street improvements to further
encourage pedestrian activity. Even though the site falls just outside of a Pedestrian Overlay
District, the Project is proposing to implement streetscape and landscape improvements that
would provide further pedestrian improvements to the area. The project is considering a
series of improvements consistent with the Sherman Oaks Streetscape and Design Plan.
The proposed 13,000-square foot Public Plaza with its trees, tables and benches would
create a comfortable gathering place for patrons and community members. If permitted by
the Bureau of Engineering, the intent would be to create a seamless design from curb to
building. The design would include paving, landscaping and street furniture consistent with
the plans for Pedestrian Oriented areas in the Specific Plan. Additionally, the Applicant has
agreed to landscape and maintain a publicly owned strip of land which divides Sepulveda
Boulevard from North Sepulveda Boulevard.
Good Zoning Practices
The City's existing long range planning documents designate this site for uses more intense
than have previously existed on the site. Historically, slightly less than 50% of the site was
developed with single family homes, while the remaining development area was divided
relatively equally between the now-demolished office building site, its surface parking and
multi-family development parcels.
The General Plan's Regional Center designation,
applicable to this site, is applied to "higher-density
places whose physical form is
substantially differentiated from the lower-density neighborhoods of the City?g" Consistent
with General Plan's vision, the Community Plan and the Ventura-Cahuenga
Boulevard
Specific Plan designate the site a Regional Commercial land use. While the Community Plan
highlights the area as "mixture of diverse office uses, retail and service activities ..30, the
Ventura Cahuenga Boulevard Specific Plan defines the land use as "a focal point of regional
commerce, identity and activity and containing a diversity of uses, such as corporate and
professional offices, residential, retail, commercial malls, government buildings, major health
facilities, major entertainment and cultural facilities and supporting services".
In order to
facilitate these consistent visions of the various Plans, the Community Plan establishes the
following compliant zones, CR, C1.5, C2, C4, RAS3, RAS4, R3, R4 and R5.
Currently, the site is comprised of 18 assessor parcels covered by four different zones,
(Q)CR-1L, (Q)P-1L, R3-1L and R1-1L. Two of the four existing zoning designations or
approximately 70% of the site, the R1 (approximately 50% of the site) and P1 (approximately
20% of the site) designations, are inconsistent with the Community Plan's Regional
Commercial land use designation.
A basic principle of good zoning practice, and State law

.29
]0

Principal Framework Element Policies found in the Executive summary of the General Plan Framework Element
Sherman Oaks-Studio City-Toluca Lake-Cahuenga Pass Community Plan, page 1-8
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as required by Government Code 65455, is consistency between the General Plan land use
designation and zoning designations.
In addition to creating consistency between the
General Plan and the site's zoning, the Zone Change would eliminate the "a" conditions
applicable to the now-demolished commercial structure and its surface parking.
This disjointed zoning pattern creates significant challenges to the development of a unified
development.
A unified zoning pattern with a single zone allows for the creation of an
efficient site plan based on the shape and size of the site and not on outdated zoning
designations. The existing zoning pattern prescribes separate development standards and a
conflicting list of permitted uses. The individual yard requirements are a good example of a
problematic development standard which requires breaks in a structure based on an arbitrary
zone boundary and not based on sound site planning standards.
The conflicting list O~I
permitted uses for the site would only permit low density housing over the majority of the site,
while precluding housing and commercial uses on other portions of the site. Consequently,
the disjointed and illegal zoning pattern discourages a unified development and excludes the
Applicant's ability to construct a single integrated well-designed project.
The C2-2 Zone Change proposed for this site is consistent with the dominant zoning south of
the site (located in the same Regional Commercial land use designation) which is developed
with dense residential and commercial development. These adjacent C2-2 areas are
developed with numerous commercial office buildings, including the CitiBank tower, the
Comerica tower and the City National building, which combine to create the bulk of the 6.5
million square feet of commercial office space in the area. The Sherman Oaks Galleria, which
enjoys this same C2 zoning, not only provides a regional entertainment draw, but also
provides restaurant, retail and additional office uses. The adjacent motel and the Grand
Apartments are developed on R4 zoned sites which are consistent with the density permitted
by the C2 zone. However, the R4 prohibits neighborhood-serving uses which as discussed
below eliminate a trip reduction aspect of the project.
In addition to being consistent with the surrounding zoning, the C2-2 zone allows for a mix of
uses which directly responds to a major concern of the community: traffic. The area's peak
period traffic congestion is based on the combination of the existing development in the
immediate area and more importantly its location as a gateway into the job-rich Westside of
Los Angeles and the Cities of Santa Monica and Culver City. The number of jobs located on
the Westside draws hundreds of thousand motorists through the Sepulveda pass regardless
of what development occurs in Sherman Oaks.
The C2-2 zone change allows for the creation of urgently needed housing. The housing is
not only needed because the Housing Element highlights "an urgent need" throughout the
City; it is also needed to provide housing density near jobs and transit in an attempt to
address future congestion growth. While not all future residents will work in the area or use
public transit, there would be realistic opportunities for residents to avoid the single
occupancy vehicle by walking to work or taking transit. In addition, allowing commercial uses
on the site that are focused on neighborhood services provides an additional trip reduction
advantage as they provide convenient access to goods and services for both project and
area residents as well as area employees.
The approval of the C2-2 Zone Change facilitates the construction
which the Federal, State and Local Governments believe are
greenhouse gas emission by reducing vehicle miles traveled, which
on one of Los Angeles' pressing issues: traffic congestion. The US
and Urban Development's Sustainable Housing and Communities
following policy overview: "By ensuring that housing is located
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affordable,
accessible
transportation,
we will
nurture
healthier,
more
inclusive
communities ... ,,31
At the State level, in 2008 California adopted SB 375, legislation that
linked transportation planning and funding to land use and housing needs. In 2007, the City
adopted GREEN LA: An Action Plan to Lead the Nation in Fighting Global Warming.
According to the City Housing Element, this environmental challenge is addressed by
"directing growth to transit-rich and job-rich centers and supporting the growth with smart,
sustainable infill development and infrastructure investments.,,32
/

This infill site is .an ideal location to promote these various policy initiatives by locating
residential units proximate to employment opportunities and high quality transit. From a
residential perspective, the Zone Change would locate "housing in a manner which reduces
vehicular trips and makes it accessible to services and facilities,,33 and with access to
transit.34 This site is located along Sepulveda Boulevard (a Major Highway) which .is
serviced by an MTA Rapid Bus providing access to the very successful Orange Llne via
Rapid Llne 734 and Local 234. There are two additional Rapid Buses lines (750 services
Ventura Boulevard and 761 provides transportation to the Westside) with stops at the
intersection of Ventura and Sepulveda Boulevards. Not only would new residents be located
above neighborhood-serving
retail uses, they would also be within walking distance of
Ventura Boulevard which offers a multitude of commercial uses, including employment,
shopping, entertainment and dining. The Zone Change would further promote pedestrian
activity in lieu of driving by facilitating the development of neighborhood retail shopping
opportunities within walking distance of numerous existing residential and commercial uses in
the area.
Goal 1 of the Commercial section within the Community Plan supports the
proposed Zone Change as well when it states:
Plan policy provides for the development of single or aggregated parcels for mixed
use commercial and residential development.
These structures would normally
incorporate retail, office, and/or parking on the lower floors and residential units on the
upper floors. The intent is to provide housing in close proximity to jobs, to reduce
vehicular trips, to reduce congestion and air pollution, to assure adequate sites for
housing, and to stimulate pedestrian oriented areas to enhance the quality of life in
the Plan area.35
A common concern of area. residents is the morning peak period congestion near the
intersection of Ventura and Sepulveda Boulevards.
However, contrary to long-standing
notions that high density development generates traffic congestion, projects such as this one,
which locate housing proximate to transit and jobs, have proven to be effective in mitigating
the effects of higher density through the promotion of transit usage and walkability.
It is well documented that the proximity of housing, employment and transit, facilitates the
reduction of vehicle miles traveled. According to Transit Cooperative Research Program
Report 128: Effects of TOO on Housing, Parking and Travel sponsored by the Federal Transit
Administratlonr"
"This research helps confirm what had been intuitively obvious: TOO
housing produced considerably less traffic than is generated by conventional development."
The anticipated level of reduction was discussed on page 9 of Growing Cooler: The Evidence
on Urban Development and Climate Change which states
Found on United States Government website
http://portal.hud.gov/hudportaIlHUD?src=/program_offices/sustainable_housing_communities/
on July 7,2012.
32 Housing element, Page one of the Executive Summary
33 Sherman Oaks-Studio City-Toluca Lake-Cahuenga Pass Community Plan, Objective 1-2, Page 111-3
34 Sherman Oaks-Studio City-Toluca Lake-Cahuenga Pass Community Plan, Policy Objective 1-4.2, Page 111-4.
3S
Sherman Oaks-Studio City-Toluca Lake-Cahuenga Pass Community Plan, Commercial discussion, Page 111-6.
36
Page 54

31
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"When viewed in total, the evidence on land use and driving shows that compact
development will reduce the need to drive between 20 and 40 percent, as compared with
development on the outer suburban edge with isolated homes, work places and other
destination. It is realistic to assume 30 percent cut in VMT with compact development."
The City of Los Angeles Housing Element also acknowledges this relationship in Policy 2.2.3
A of the Housing Element which states
;'

"Provide additjonal "trip credits" for residential development that is located in close
proximity to Metro fixed rail and fixed gUideway stations and transit stops with
frequent (15 minute frequency or less between 7:00 am and 6:30 pm) bus service.
Provide additional trip credits for mixed-use development and mixed income
development located near transit. Reduce project required traffic mitigations".

.I

Notwithstanding this policy, to provide the most conservative analysis LADOT did not factor
in trip reductions consistent with these policies when outlining the scope of this project's
traffic study.
Approval of the Zone Change also would promote good zoning practices by facilitating the
development of a project well-positioned to accommodate the needs of a growing population
that is becoming less reliant on driving. Research shows young people are less likely to
drive. According to a study completed by the University of Michigan Transportation Research
Institute in Ann Arbor, "About 69 percent of 17-year-olds had a driver's license in 1983. By
2008, that had dropped to 50 percent. Among Americans ages 20 to 24 in 1983, nearly 92
percent had driver's licenses. Twenty-five years later, it was 82 percent."? A Reuter's article
which references the Federal government's National Household Travel Survey pointed out
that "[f]rom 2001 to 2009, the average annual number of vehicle-miles traveled by people
ages 16-34 dropped 23 percent, from 10,300 to 7,900, the survey found. Gen V-ers, also
known as Millennials, tend to ride bicycles, take public transit and rely on virtual rnedla.?"
Based on the foregoing, the Zone Change promotes good zoning practices by unifying
disparate and inconsistent zoning designations into a coherent zoning pattern and by
facilitating the development of a project that can maximize the ability of the residents and
employees to reduce vehicles miles traveled by applying zoning to the site that is consistent
with zoning of neighboring properties.

37
3R

As reported in the Salt Lake Tribune on April 5, 2012
Business & Financial News, Breaking US & International
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FINDINGS FOR
EXCEPTIONS FROM A GEOGRAPHICALLY
SPECIFIC PLAN
PURSUANT TO L.A.M.C. SECTION 11.5.7.F
A.

That the strict application of the regulations of the specific plan to the subject
property would result in practical difficulties or unnecessary hardships inconsistent
with the general. purpose and intent ofthe specific plan.
Strictly applying the Ventura-Cahuenga
Boulevard Corridor Specific Plan's regulations
relating to Height Limit, Floor Area, lot Coverage, and Front Yard Setback requirements to
this unique site creates practical difficulties for any development on this site. The site's
configuration, its existing zoning, its location proximate to its surrounding commercial and
residential uses and the Project's proposed use provide justification to deviate from
regulations that impose these practical difficulties. By approving these deviations, the City
gains urgently needed housing in a location consistent with the Specific Plan's congestion
reduction and neighborhood protection goals.
The subject site is an irregular-shaped property having only 3 borders instead of the four
borders that frame most properties and development sites. The property is also isolated
from single family residential zones, which typically abut commercial development along
Ventura Boulevard. In contrast to most sites located in the Specific Plan, the subject site is
not abutting or located across a locally designated street or alley from single family zoning.
Rather, the site is separated from single family zoning by over 250 feet, including the width
of Sepulveda Boulevard and the 150-foot deep R3 zoned parcels fronting on the east side of
Sepulveda Boulevard. Sepulveda Boulevard, the eastern boundary, ranges between 100 to
104 feet in width over the site's 651-foot frontage. Sepulveda Boulevard's three travel lanes
in each direction, curb parking on the east side and center turn lane create a significant
buffer from the project site to the uses to the east. Camarillo Street, the site's southern
border, is a locally designated street that extends only 382. feet to the west from Sepulveda
Boulevard before ending at the 405 Freeway. It provides access to the corner motel, the
Grand Apartments and the Sherman Oaks Galleria's 6-story parking structure and its service
road that accesses loading docks and ultimately Ventura Boulevard. A curving and elevated
freeway interchange from the northbound 405 Freeway to the eastbound 101 Freeway
creates an 873-foot long northwest property boundary. The majority of this boundary is
demarked by a 26-foot tall sound wall running the majority of its length.. While this infill
development site gains an advantage by its relative isolation from single family development,
having an almost 3-story sound wall running along one property line creates practical
difficulties and an unnecessary hardship.
The split zoning, consisting of (Q)CR-1L, (Q)P-1l, R3-1l and R1-1l zones, prevents a
unified development.
The subject site, therefore, is now mainly vacant and un-used, and
has languished in that condition for years due its outdated land use restrictions. Two of the
four existing zoning designations, the R1 Zone (approximately 50% of the site) and Pi Zone
(approximately 20% of the site), are inconsistent with the Community Plan's Regional
Commercial land use designation.
R1 zoned lots, approximately 35 in all, are very rare in
the 17-mile long Specific Plan. Forty five percent (or 15) of the R1 lots are located on the
project site and these are the only R1 zoned lots with a Regional Commercial land use
designation in the Specific Plan. In addition to creating consistency between the General
Plan and the site's zoning, the requested Zone Change would eliminate the "Q" conditions
applicable to the now-demolished commercial structure and its surface parking. Although
the current split-zoning configuration would be remedied by approval of the Applicant's Zone
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Change request, the underlying split zoning nevertheless represents a unique hardship in
that the obsolete and inconsistent zoning has contributed to the underutilization of the site
today.
The site's adjacency to commercial uses is also an important consideration relative to the
requests. As previously referenced in the Application, the site is in close proximity to 6.5
million square feet of commercial office space. In addition to all of the jobs provided within
that space, there are hundreds more jobs in the area's retail and service businesses. New
housing at this location places it where it will have the most positive impact on traffic
congestion. Evidence of this is presented in Growing Cooler: The Evidence on Urban
Development and Climate Change, which reported that "compact development" has the
potential to reduce vehicle miles traveled by as much as 40%39. According to this article's,
Executive Summary compact development means higher average "blended" densities and
also features "a mix of land uses, development of strong population and employment
centers". The proposed Project, which is consistent with this definition, is not claiming such
an aggressive trip reduction outcome, but trumpets its ability of appropriately locate housing
density in a location which addresses Specific Plan traffic considerations.
The first purpose of the Specific Plan is to "assure that an equilibrium is maintained between
the transportation infrastructure and the land use development."
The site's proximity to a
large employment node and quality transit creates the perfect opportunity to further the goal
of this equilibrium. As outlined in the Housing Element there is a defined need for housing to
be provided throughout the City and in the Sherman Oaks area. If housing is not built on
this site, it will be built elsewhere in the community. There are few, if any, locations able to
achieve the trip reduction potential of the proposed site due to its proximity to jobs and
transit. This proximity is important because it is very likely the future residents of these other
sites would travel the same transportation corridors, but would not gain the value of the trip
reduction opportunities provided by compact development.
In addition to the large
employment node that exists in the area, public policy literature shows that only about 12
percent of the potential infill sites in California are within a quarter of a mile of a highfrequency bus line, such as Metro Rapid Bus lines available at the intersection of Ventura
and Sepulveda Boulevard."
Transit adjacency is another important site consideration
because this key transit intersection is served by three separate Rapid Bus lines providing
high quality transit access to numerous regional job centers including the Van Nuys
Government Center, Warner Center, Westwood Village/UCLA and Universal City. These
Rapid Bus lines also connect with the very successful Orange bus line and Metro Rail Red
transit line, further dramatically expanding transit mobility. Consequently, this proposed
Project in this location is better situated to promote the equilibrium between transportation
infrastructure and land use development contemplated by the Specific Plan.
Federal, State and City policies consistent with the Specific Plan's equilibrium goals promote
density near jobs and transit as a way to reduce vehicle miles traveled and promote
healthier communities. These policies are exemplified by the US Department of Housing
and Urban Development's Sustainable Housing and Communities program which includes
the following policy overview: "By ensuring that housing is located near job centers and
affordable,
accessible
transportation,
we will nurture
healthier,
more inclusive
communities ... "41 At the State level, in 2008 California adopted SB 375, legislation that
linked transportation planning and funding to land use and housing needs. In 2007, the City
Growing Cooler: The Evidence on Urban Development and Climate Change, Page 9
Housing Policy Debate, Vol. 17 Issue 4 "The Future of Infill Housing in California:
Feasibility" supre p. 695.
41 Found on United States Government website
http://portal.hud.gov/hudportaIlHUD?src=/program_offices/sustainable_housin9_communitiesl
39

40
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of Los Angeles adopted GREEN LA: An Action Plan to Lead the Nation in Fighting Global,
Warming.
According to the City Housing Element, this environmenta'l challenge is
addressed by "directing growth to transit-rich and job-rich centers and supporting the growth
with smart, sustainable infill development and infrastructure investments.
Consequently,
there are a series of policy objectives that justify the granting of a floor area exception for a
project that locates housing in close proximity to jobs and transit. While a smaller floor area
maximum might makes sense for commercial uses which generated significant trips, a
smaller floor area ratio applied to residential uses actually hurts the Specific Plan's desire of
creating an equilibrium within its plan area. When one considers the urgent housing need
and the Specific Plan's desire to create an equilibrium between the transportation
infrastructure and the land use development in the Ventura Boulevard Corridor, a high
density residential project creates the perfect opportunity to provide housing while at the
same time reducing vehicle miles traveled. These residential units are needed and as such,'
they will get built. The question is where would they be constructed and how would these
residential units impact traffic in the area. If these alternative residential units are built in
areas further removed from the corridor of Ventura Boulevard, these future residents would
likely travel the same transit corridors utilized by this proposed Project, but would not be
provided the opportunity to drive shorter distances or to have access to convenient
transportation alternatives (public transit, biking or walking).
Floor Area
Strict enforcement of the Specific Plan floor area ratio for the site makes impractical the
construction of a mixed-use development that maximizes the Specific Plan's equilibrium
desires and the Federal, State and City's desires of locating housing near jobs and transit.
The City's Housing Element highlights an "urgent need" to building housing in the City. It
anticipates that Sherman Oaks can accommodate approximately 4,300 units over the course
of the remaining seven-and-a-half years of the Housing Element period between January
2007 and June 2014. The subject site presents a unique opportunity to accommodate a
substantial amount of this housing demand allocation. The site's proximity to jobs and
transit makes it an ideal in-fill development site for a dense residential project. Research
indicates that compact development successfully reduces trips and vehicle miles traveled.
By locating 399 residential units this close to thousands of jobs, the City is creating the kind
of compact development proven to reduce vehicle trips. Not only is the site adjacent to an
employment node, the high quality transit options located within 1,4 mile of the site provide
access to additional job centers throughout the region and creates another critical trip
reduction consideration as the quality transit in the area offers residents and project
employees' alternatives to driving. Due to the proximity to jobs and transit, this site offers a
much better opportunity for the City to reduce vehicle miles traveled and create the desired
transportation equilibrium. While other sites might be available and combine to provide the
same housing benefit, there are few locations that so substantially and completely further
the vision of reduced vehicle miles traveled. It is very likely the future residents of other sites
less proximate to jobs and transit would travel the same transportation corridors. However,
due to their distance from the employment node and the transit connections along Ventura
Boulevard, those sites would not provide the compact development known to reduce vehicle
miles traveled.
The proposed project is intended to address both the Housing Element and Specific Plan
goals and purposes, as well as make economic use of the property, through a mix of
residential and community-serving commercial uses. While the FAR allowed on the property
would generate a substantial commercial (office or retail) development, such a development
would neither address the area's housing needs nor the Specific Plan's equilibrium desire.
Moreover, there is a market need for housing and some limited neighborhood-serving
commercial uses in the area, but the same cannot be said for an office or large volume retail
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uses. However, a practical difficulty is imposed on a residential proposal at the site by an
FAR limitation that impacts the ability to maximize housing created at this prime location.
There is a proven relationship between compact development and trip reductions.
Consequently, an i.ncreased FAR becomes appropriate if it furthers the stated goal of
transportation equilibrium via vehicle miles traveled and the resulting trip reductions.
It is also important to note that Market reports demonstrate the absence of demand for new
office and retail uses in the area. According to a "2000-2001 Report of Findings on the San
Fernando Valley Economy" produced by the San Fernando Valley Economic Research
Center located at the California State University Northridge, vacancy rates exceeded 12%
for all but two years in the period between 1991-2000. While a Southern California Market
Report prepare by NAI Capital indicated office vacancy rates in the San Fernando Valley,
was still above 12 percent at the end of 2002. Current literature shows a much worse
vacancy picture. A Second Quarter 2012 Colliers International Report stated the office
vacancy rate in the San Fernando Valley remains above 20 percent-the
second highest
office vacancy rate in Los Angeles County. Only the South Bay has a higher office vacancy
rate than the San Fernando Valley at 21.6 percent."
With regard to the San Fernando
Valley's office market, the report concludes that a "decrease in leasing activity has the
potential to create a negative absorption environment for the second half of 2012."
Furthermore, a major regional shopping center, the Sherman Oaks Galleria, is located just
south of the Project site-rendering
shopping center development of this site impractical.
Retail vacancy rates in the Ventura Boulevard/Sherman Oaks area are already above 14
percent," which is more than double the Valley-wide Q1 2012 average of 5.9 percent.
Furthermore, the San Fernando Valley experienced a Q1 2012 negative retail net absorption
rate of -50,062 square feet.44
"Except for Orange County, Southern California's retail
markets were extremely weak in the past quarter, with rising vacancy rates, negative
absorption, and soft rental rates."" Thus, the area has experienced an over-saturation of
office uses with the second highest office vacancy rate in Los Angeles County; shopping
center and retail vacancy rates are double the average vacancy rate throughout the San
Fernando Valley and retail vacancy and absorption is predicted to get worse. As a result of
these negative market factors affecting the local community, both offices as well as
predominantly retail development on this site are impractical and unnecessary.
An unnecessary hardship arises when there is an inability to use the property for the
purposes of its existing designation caused by the prevailing uses of surrounding property.
The prevalence of office buildings with high vacancy rates, a regional shopping center in
close proximity of the Project, and high retail vacancy rates in the area make the
development of such uses economically unviable and, in the first instance, securing
financing for the development of such uses impractical. At the same time, there is great
demand for a mixed-use development on this site, with a significant portion of the site
dedicated to much-needed housing, and consequently, construction financing should be
readily available, provided the development offers sufficient density. Locating housing in an
area saturated with office and regional shopping center uses is a widely accepted planning
practice. Unlike office and retail uses, the multi-family housing market economic forecasts in
42 Colliers International

Q2 2012 Los Angeles Basin Market Report
http://www.colliers.comHmedia/Files/United%20States/MARKETSIGreaterLAlMarket%20Reports/2012Q2
_ BASI N_ Of
fice _ LosAngeles. pdf
43 Doug Kriegel, Sherman Oaks Patch, "Signs Around Us Offer Hint About Economy' Aug. 15,2011,
http://shermanoaks.patch.com/articlesfsigns-around-us-offer
-hint -about-economy; Keeley Webster, Sherman
Oaks
Patch, "Ventura Boulevard's Vacancy Rate Rises to 14%" May 4,2011.
44 NAI Capital Market Perspective, Spring 2012, pp. 4-5;
http://www2.nalcapital.com/Portals/35/docs/20
12Spring Perspective.pdf
45 NAI Capital Reporter-Los Angeles County, Summer 2012,
http://www.naicapital.com/E
nci no/m arket report/capttal re cord er Ii mages/l a-retai I.pdf.
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the San Fernando Valley are positive."
Strictly enforcing the floor area standards on a site that necessitates building a podium to
escape the hardship of a 26-foot sound wall would impose an unnecessary hardship by
limiting the only viable use (multi-family residential) to a density that is not supportable and a
design that is not practical. As demonstrated elsewhere in these findings, a podium is
necessary to raise the base of the multi-family development above the curving and elevated
freeway interchange and sound wall. This sound wall reaches 26 feet in height from
property site grape following the majority of the arc of the freeway interchange along the
northwest border of the subject property.
Building a podium is therefore necessary to
overcome this unique site constraint.
The Specific Plan floor area limitation of 1.5:1 does not provide enough floor area to offset
the construction cost of the podium design. As discussed in the height section of these
findings, a podium is required to raise the first residential level above the level of the 26-foot
tall sound wall. As outlined in the "Preliminary Financial Guidance for iI Villaggio Toscano"
prepared by Johnson Capital, dated September 10, 2012, (Exhibit F), it strongly advises that
no additional density reductions under the 399 units be contemplated to ensure project
financing.
This analysis also finds the "income ratio to be unacceptable" if the density is
dropped past 375 units further impacting the proposed project's ability to obtain financing.
Housing policy literature also is now focused on the additional costs that need to be
addressed to make infill, transit-oriented development financially feasible. The publication,
Housing Policy Debate, recently observed:
[E]ncouraging additional [multi-family] infilf development, particularly near transit lines and
in neighborhoods that are currently or potentially "walkable," may help slow the inevitable
increase in automobile travel, both on freeways and on local roads.... Done without
reference to a viable financial model and private developers' need to earn a reasonable
rate of return, infill becomes simply a pipe dream. '7'17
This is not strictly a financial hardship-this
is a practical difficulty arising from a unique
physical hardship on-site. Generally, financial hardship alone will not constitute an
unnecessary hardship. However, where the unique condition of one's property combined
with an inability to use the property for the purposes of its zoning caused by the prevailing
uses of the surrounding property, the use of a financial hardship becomes justifiable. It is
not a self-imposed hardship to propose greater residential floor area than otherwise
permitted in the Specific Plan when the floor area addresses both the goals of the General
Plan's Housing Element and the goals of the Specific Plan. Unfortunately, strict compliance
with the Specific Plan floor area limitation would not achieve this dual purpose.
Strict adherence to the Specific Plan's floor area limitation of 1.5 to 1 is inconsistent with the
General Plan's land use designation of Regional Center and the Community Plan's land use
designation of Regional Commercial.
The General Plan Framework's Regional Center
designation, applicable to this site, is applied to "higher-density places whose physical form
is substantially differentiated from the lower-density neighborhoods of the City.,,48 Generally,
Regional Center designations will offer floor area ratios ranging up to 6: 1 and are
characterized by six- to twenty-story (or higher) buildings as determined in the community
plan. While not as intense as the City's vision for the land use designation, the II Villaggio
Multi-Family Market Forecast 2012 Report, USC Lusk Center p. 23.
Housing Policy Debate, Vol. 17 Issue 4 "The Future of Infill Housing in California: Opportunities, Potential, and
Feasibility" supra p. 682.
48
Principal Framework Element Policies: Land Use - Regional Centers discussion found in the Executive Summary
of the General Plan Framework Element http://cityplanning.lacity.orq/cwd/framwl</chapters/OO/OO.htm,
Page 3
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Toscano project's residential intensity provides realistic opportunities to reduce vehicle miles
traveled in the City, which is consistent with the Specific Plan's purpose to assure that "an
equilibrium
is maintained
between the transportation
infrastructure
and land use
development in the Corridor." The Community Plan also proposes in its Policy 2-3.7 to
"promote mixed use projects in proximity to transit stations, along transit corridors, and In
appropriate commercial areas." The City's vision of mixed-use projects located in proximity
to jobs and transit may not be achieved by adherence to the Specific Plan's floor area
limitation of 1.5 to 1, when the land use designations support a floor area ratio of up to 6 to
1, consistent with the density to be found in multi-story buildings proposed for a Regional
Center. As noted above, the Community Plan designates the site as Regional Commercial.
As defined in the Specific Plan, the "Regional Commercial" as a land use designation in the
Community Plan is "a focal point of regional commerce, identity and activity and containing ~I
diversity of uses, such as corporate and professional offices, residential, retail commercial
malls, government buildings, major health facilities, major entertainment and cultural
facilities, and supporting services.,,49 The Applicant is requesting a Specific Plan Exception
to allow a floor area ratio of up to 2.75 to 1 instead of the permitted FAR of 1.5 to 1. Denial
of the requested exception would result in practical difficulties and unnecessary hardship
inconsistent with the general purpose and intent of the Specific Plan.
Height
The lengthy sound wall alongside the freeway interchange stands close to three stories tall
creating practical difficulties for a residential development on this site. This wall restricts
light and air along the site's longest boundary, negatively impacting the marketability of the
first two or three residential levels if the residential development was built at grade. In order
to compensate for practical problems created by this wall, the first level of residential needs
to be elevated at or above the sound wall level. Consequently, the Applicant is proposing a
podium design elevating the first residential level 26 feet above grade, equal to the height of
the sound wall, thereby generating marketable units with ample light, air and views. Equally
important to the need to locate the first residential level above the wall is the need to create
a project which is sensitive to the community and consistent with the surrounding
community.
Two-thirds of the proposed Project is designed with building heights consistent with the 75foot height limit established by the Specific Plan. Within this 75-foot limit, six stories of
residential can be provided on top of the podium. However, the current proposal includes a
stair-stepping design which removes the top two levels fronting along Sepulveda Boulevard
in order to create a design sensitive to the surrounding community and consistent with the
surrounding built environment
In order to maintain the density defined to be financeable by
the 2012 Johnson Capital report (Exhibit F), the Project is required to add back into the
design the units lost from this stair-stepping. Building atop the necessary podium but limiting
height to 75 feet while at the same time providing the stair-stepping design compatible to the
area would not result in a physically viable project. Again, this is not strictly a financial
hardship-this
is a practical difficulty arising from a unique physical hardship on-site.
Generally, financial hardship alone will not constitute an unnecessary hardship. However,
where the unique condition of one's property combined with an inability to use the property
for the purposes of its existing zoning caused by the prevailing uses of surrounding property
causes the financial hardship, an exception to the rule is permissible.
Fortunately, this
increased height can be accommodated on this atypical development site without creating
negative impacts.

49
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The height increase does not violate the spirit of the Specific Plan, which primarily is focused
at limiting the impact of development on abutting single family residential uses. Given the
site's unique location, the additional requested height does not result in any shade/shadow
impacts or privacy concerns on surrounding land uses, especially neighboring single family
residents, which are removed at a minimum of 250 feet away from the project site. The
site's distance from the single family zoned properties is one of the unique site
characteristics and one that makes it atypical in the Specific Plan area, where most
commercial developments are contiguous to single family residential properties.
As
designed, the Project's stair-stepping configuration responds directly to its built environment.
The Sepulveda Boulevard frontage is designed with a 4-story structure consistent with the
4.5 levels associated with the Grand Apartments to the project's south. The building's height
steps up to 6 and then 8 stories as it transitions toward the site's center and rear. As a
result, the increased heights are adjacent to the freeway interchange and the Sherman Oaks'
Galleria's multi-story parking structure.
'
The proposed building heights are consistent with or lower than many of the existing
buildings in the area including the Galleria, its parking structure, the 16-story Comerica Bank
building, the approximately 20-story National City Bank building, 13-story CitiBank Building
as well as other structures found in the Regional Commercial area surrounding the
intersection of Sepulveda and Ventura Boulevards (Exhibit D: surrounding height graphic).
These nearby taller structures are consistent with the "Regional Center" land use
designation in the General Plan Framework, which defines "Regional Centers" as
characterized by 6- to 20-stories (or higher). As a result, the proposed project's height is
consistent with the General Plan Framework, the Community Plan and the built .environment.
As designed, only approximately 32% of the site would exceed the permitted height, and
those areas would be located to the center and rear of the site, as far away as possible from
the single family homes located east of Sepulveda Blvd.
Based on the foregoing, strict application of the Specific Plan's height
would result in practical difficulties in providing a mixed-use project at a
make the development feasible, thereby frustrating a primary purpose of
seeking an equilibrium between land use development and transportation

limit to the project
sufficient density to
the Specific Plan in
infrastructure.

Lot Coverage
The proposed project is consistent with the spirit of the Specific Plan's goal to break up the
mass of a development by establishing a lot coverage limitation. By breaking the mass of a
project, an attractive and harmonious development is generated which is sensitive to its
surrounding uses. This is especially important for the typical development site along the
Ventura Boulevard Corridor which abuts or is very close to R 1-zoned properties
necessitating the need for a lot coverage limitation. The proposed project is atypical in that
the closest R1 zoned properties are approximately 250 feet to the east and are separated
from the project site by the width of Sepulveda Boulevard and the R3 zoned properties
adjacent to the east side of Sepulveda Boulevard. While this project proposes lot coverage
3.5% greater than the 75% permitted, the podium design creates practical challenges
related to this constraint.
The project site's irregular shaped is defined by a long sound wall which creates practical
challenges when developing the site with residential units.
In order to address this
development constraint, the Applicant is proposing the construction of a parking podium in
order to elevate the first level of residential above the sound wall. As a result, the podium
design limits the amount of ground level area which can be left completely open to the sky,
but the project achieves the massing modulation intent of the Specific Plan and provides a
significant amount of open space on its podium level.
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By creating a smaller podium, and reducing the lot coverage, practical difficulties are created
for the project. A smaller podium could impact the design of the project in a variety of ways,
each of which has negative implications to the future residents and/or the ability to finance
the Project. One impact of a smaller podium would be to reduce the open space areas
located on the podium which would negatively impact the resident's quality of life by
eliminating the large spacious open areas planned for their active and passive enjoyment
In addition, by raising the usable open space to the podium level, there is greater light
access and a reduced impact of the traffic noise, which makes the linear courtyards more
pleasant and usable. As planned, these courtyard areas provide ample light and air for not
only the open areas but also for the residential units. A smaller podium would narrow the
open space areas by moving the building (fingers) closer together which in turn would
increase the difficulty of protecting each resident's privacy within their respective units. AI
final design response could be a reduction in the number of units, however, it has already
been highlighted that the project is already on the cusp of not being able to gain financing.
The project mass is broken along its vertical and horizontal planes to such a degree that it
creates consistency with the spirit of the lot coverage limitation. The project's Sepulveda
Boulevard frontage is developed with a spacious, publicly accessible 13,OOO-square foot
Public Plaza that creates building setbacks ranging from 18 inches along the neighborhood
retail uses, to 10 feet in front of the proposed grocery store and up to 70 feet at the Plaza's
depth. This Plaza exceeds any publicly accessible open space within the Specific Plan,
including the approximately 9,000 square foot open space provided by the Sherman Oaks
Galleria. Vertically, the project provides a variety of building heights ranging from 4 stories
up to 8 stories and the stair-stepping of the building heights occurs at various locations on
the site. Further breaking up the mass of the project is the extensive, more than 60,000
square feet of open space gardens located on top of the podium. Without consideration of
the open space on the podium, the project slightly exceeds the 75% prescribed by the
Specific Plan. If this podium level open space area, which significantly breaks up the mass
of the building, could be included in the lot coverage calculation, it would reduce down to
approximately 60%. Even without those areas, the proposed Project is consistent with the
Specific Plan's lot coverage intentions and only slightly exceeds the defined limitation. But
for the project site's adjacency to a freeway and very tall sound wall, a podium would not be
required to provide light and air to the residential units and the project would more likely
achieve the 75% maximum lot coverage. As it stands, the requested maximum lot coverage
of 78.5% at grade is an otherwise minor increase of the lot coverage necessitated by the
project site's unusual circumstance. The site's configuration, its location proximate to its
surrounding uses and the Project's proposed use provide justification to deviate from a
regulation that imposes an unnecessary hardship.
The strict enforcement of the Specific Plan's lot coverage standard creates practical
challenges for a project forced to use a podium design. The approval of this minor deviation
of an additional 3.5% of lot coverage above the permitted maximum lot coverage of 75% will
create a project that is consistent with many aspects and policies of the Specific Plan.
Front Lot Line Setback
The Specific Plan imposes a maximum 10-focit front yard setback to create a pedestrian
friendly development, which places active and attractive uses along pedestrian corridors in
an attempt to foster greater pedestrian activity.
In certain areas of the Specific Plan, the
City has created Pedestrian Oriented areas, which utilize a set of design standards
facilitating pedestrian comfort. While the project site is immediately north of the Pedestrian
Oriented District near the Sherman Oaks Galleria, the proposed mixed-use project is a
natural extension of the area and proposes pedestrian friendly improvements. The Applicant
is proposing a series of improvements to enhance the pedestrian realm, including the
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creation of a large Public Plaza that will prove inviting to area residents and workers,
The Applicant agreed to submit to the Department of Public Works for their review and
approval a Pedestrian, Streetscape and Transit Enhancement Plan providing pedestrian,
streets cape and transit enhancements to promote consistency with the neighboring
Sherman Oaks Streetscape and Design Plan which fosters a high-quality pedestrian
environment along the Project's Sepulveda Boulevard frontage. The Plan may include such
features as street trees, planter boxes, street furniture, improvements to broken and uneven
sidewalks, sidewalk and intersection scoring, street lighting, bicycle racks, bus shelters, and
urban swales.
The inclusion of the above-referenced pedestrian amenities still allows the Project to comply.
with the setback requirements along most of the Sepulveda Boulevard frontage. However" it
does prohibit a key feature of this enhanced pedestrian environment: the Public Plaza. Strict
compliance would not permit the expansive 13,OOO-square-foot open plaza. The Public
Plaza, which became larger as a result of community input during the public outreach
process, has been very well received in the community and is an expected design feature,
The amenity would provide a more pedestrian friendly project that enhances the
streetscape, consistent with the purpose and intent of the Specific Plan.
A practical difficulty is created on the Project by the strict implementation of the Specific
Plan's 10-foot maximum setback requirement. This becomes an unnecessary hardship in
that it does not allow the Project to provide an amenity which promotes pedestrian activity
envisioned in the area, The Approval of an increased setback to allow for the Public Plaza is
well supported in the community and consistent with the Specific Plan's goal to activate and
beautify the pedestrian environment.
Asa result, the Applicant is requesting to exceed the
10-foot front yard setback by 59 feet for 137 lineal feet of the project's approximate 461lineal foot Sepulveda Boulevard frontage to accommodate portions of the approximately
13,000-square foot Public Plaza, which is approximately 69 feet deep and approximately
137 feet wide. This proposed Public Plaza will be a significant amenity for members of the
local community, and should enhance pedestrian activity along Sepulveda Boulevard, Strict
application of the Specific Plan's front yard setback would prohibit the Applicant from
providing the desired Public Plaza, thereby eliminating this publicly accessible open space
amenity that serves to activate pedestrian activity as proposed by the Specific Plan.
Notably, Purpose H of the Specific Plan seeks to "promote an attractive pedestrian
environment which will encourage pedestrian activity and reduce traffic congestion." This
purpose would not be achieved by strict adherence to the front yard setback, as the result
would be the elimination of an attractive project feature that enhances pedestrian activity.
The project embodies the spirit and intent of the Ventura-Cahuenga Boulevard Corridor
Specific Plan, The Specific Plan was established largely to ensure that devel.opment along
Ventura Boulevard did not create traffic impacts in excess of the capacity of the
transportation infrastructure within the Specific Plan's subareas.
Strictly applying the
Ventura-Cahuenga Boulevard Corridor Specific Plan's regulations relating to Height Limit,
Floor Area, Lot Coverage, and Front Yard Setback requirement to this unique site creates
practical difficulties for a h.igh density residential use with the ability to promote
transportation equilibrium. The site's configuration, its existing zoning, its location proximate
to its surrounding uses and the Project's proposed use provide justification to deviate from
regulations that impose unnecessary hardships. By approving these deviations, the City
gains urgently needed housing in a location consistent with the Specific Plan's congestion
reduction and neighborhood protection goals, The exceptions required here cannot be
characterized as impermissibly self-imposed. It is not a self-imposed hardship to propose a
viable development that combines expressly permitted land uses on a large and unique site
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but which does not comply with every applicable standard. This is especially true in this
case; where a denial of the request creates a practical difficulty by not allowing the creation
of a mixed-use project that supports the Specific Plans transportation equilibrium goals.

B.

That there are exceptional circumstances or conditions applicable to the subject
property involved or to the intended use or development of the subject property that
do not apply generally to other property in the plan area.
This development site and its proposed use are unique when compared to other sites and
proposals within the immediate area, creating an exceptional circumstance justifying the
approval of the requested exceptions.
The site's configuration and location, its existing.'
zoning and its location proximate to its surrounding uses combine to create exceptional
circumstances.
Due to the proximity of the surrounding commercial uses and numerous
transit options, the proposed use of the site facilitates the trip reduction desired by the
Specific Plan.
Site Configuration and Location
The subject site is an irregular shaped property having only 3 borders instead of the four
borders that frame most properties and development sites. At approximately 196,673 square
feet (4.5 acres) of pre-dedicated lot area, the site is larger than the vast majority of the sites
in the Regional Commercial land use designation of the Specific Plan. It is the only such site
that is adjacent to a nearly 3-story, 26-foot tall sound wall running along the majority of its
longest border, which negatively impacts the site's light and air circulation. Its northwestern
boundary stretching from the southwestern portion of the project all the way to the
northeastern portion is a curved shape outlining the interchange connection between the
405 and the 101 Freeways. The arc boundary creates a site planning constraint atypical of
other properties in the Specific Plan area. Also, while the vast majority of the property in the
Specific Plan area is within 350 feet of Ventura Boulevard, the focal point of the Specific
Plan, the closest portion of this site is 1,330 feet from Ventura Boulevard and it extends
northward an additional 500 feet. In addition, in contrast to most of the Specific Plan sites,
the subject site is not abutting or located across a locally designated street or alley from
single family zoning. In this particular case the site is separated from R1 zoned properties
by over 250 feet including the width of Sepulveda Boulevard and the 150-foot deep R3
zoned parcels fronting the east side of Sepulveda Boulevard.
Existing Zoning
The split zoning, consisting of (Q)CR-1L, (Q)P-1L, R3-1L and R1-1L zones, has prevented
redevelopment of this site. The subject site is under-utilized and has languished in its
current condition for years due its outdated land use restrictions. Two of the four existing
zoning designations, the R1 Zone (approximately
50% of the site) and P1 Zone
(approximately 20% of the site) designations, are inconsistent with the Community Plan's
Regional Commercial land use designation.
R1 zoned lots, approximately 35 in all, are very
rare in the 17-mile long Specific Plan. Forty five percent (or 15) of the R1 zoned lots are
located on the project site and these are the only R1 zoned lots with a Regional Commercial
land use designation in the Specific Plan. In addition to creating consistency between the
General Plan and the site's zoning, the requested Zone Change would eliminate the "Q"
conditions applicable to the now-demolished commercial structure and its surface parking.
Although the current split-zoning configuration will be remedied by approval of the
Applicant's Zone Change request, the underlying split zoning nevertheless represents an
exceptional circumstance in that the obsolete and inconsistent zoning has contributed to the
underutilization of the site today.
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Surrounding Built Environment
The site's adjacency to commercial uses, including numerous jobs, employment centers,
retail centers, and public transit options, also creates an exceptional circumstance relative to
the requests. The site is in close proximity to 6.5 million square feet of commercial office
space. In addition to all of the jobs provided within that space, there are hundreds more jobs
in the area's retail and service businesses. New housing at this location places it where it
will have the most positive impact on traffic congestion. Evidence of this is presented in
Growing Cooler: The Evidence on Urban Development and Climate Change, which reported
that compact development has the potential to reduce vehicle miles traveled by as much as
40%. The Project is not claiming such an aggressive trip reduction outcome, but trumpets
the ability of appropriately placed housing density to address Specific Plan traffic /
considerations.
Adjacency to several mass transit options is another important site
consideration.
The project is within % mile of the intersection of Ventura and Sepulveda
Boulevards where major bus routes are located, and as previously noted, only about 12
percent of the potential infill sites in California are within a quarter of a mile of a highfrequency bus line. This key transit intersection is served by three separate Rapid Bus lines
providing high quality transit access to regional jobs centers including the Van Nuys
Government Center, Warner Center, Westwood Village/UCLA and Universal City. These
Rapid lines also connect with the very successful Orange bus line and Metro Rail Red transit
line, further expanding transit mobility.
The combination of the considerations outlined above creates a special set of circumstances
that are not applicable to any other properties in the area.

C. That an exception from the specific plan is necessary for the preservation and
enjoyment of a substantial property right or use generally possessed by other
property within the specific plan area in the same zone and vicinity but which,
because of special circumstances and practical difficulties or unnecessary hardships,
is denied to the property in question.
The special circumstances, practical difficulties, and unnecessary hardships applicable to
this site are set forth above. Therefore, exceptions from the Specific Plan are necessary for
the preservation and enjoyment of a substantial property right possessed by properties
within the Specific Plan area in the same zone and vicinity. The site is and has been
significantly underutilized for years in relationship to other uses in the area and the site's
land use designations. A fundamental property right enjoyed and generally possessed by
every other property in the area is to put property to practical use.
Practical use of this property is limited in many respects because the area is already
saturated with retail centers and office space. As outlined in the Zone Change findings and
Finding A above, office and retail uses are not doing well and are not projected to stabilize in
the near term. Additionally, commercial uses, even if economically viable, would generate
far more vehicle trips than would the Project, even if proposed only at the 1.5 t01 FAR limit.
When these factors are combined with the housing needs outlined in the City's of Los
Angeles Housing Element, it becomes clear a mixed-use project focused on residential uses
is not only economically viable, but the most appropriate land use for the property.
Floor Area
Strictly enforcing the floor area standards on a site that necessitates building a podium to
escape the practical difficulties generated by a 26-foot sound wall would impose an
unnecessary hardship by limiting the most viable use (multi-family residential) to a density
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that is not supportable and a design that is not practical. As previously shown, multi-family
residential development is the appropriate use on this site.
A podium is undeniably
necessary to raise the base of any multi-family development above the curving and elevated
freeway interchange and sound wall. This sound wall reaches 26 feet in height from the
property site grade following the majority of the arc of the freeway interchange along the
northwest border of the subject property.
Building a podium is therefore necessary to
overcome the practical difficulty generated by the sound wall. The Specific Plan floor area
limitation of 1.5:1 does not provide enough floor area to offset the construction cost of the
podium design,. creating an unnecessary hardship on the site.
As outlined in the
"Preliminary Financial Guidance for II Villaggio Toscano" dated September 12, 2012, it
strongly advises that no additional density reductions under the 399 units be contemplated
to ensure project financing. This analysis also finds the "income ratio to be unacceptable" if,
the units are dropped past 375 units further impacting the proposed project's ability to obtain
financing. Housing policy literature also is now focused on the additional costs that need to
be addressed to make infill, transit-oriented development financially feasible.
The
publication, Housing Policy Debate, recently observed:
[E]ncouraging additional [multi-family] infill development, particularly near
transit lines and in neighborhoods that are currently or potentially
"walkable," may help slow the inevitable increase in automobile travel,
both on freeways and on local roads.... Done without reference to a
viable financial model and private developers' need to earn a reasonable
rate of return, infill becomes simply a pipe dream. ';50
This is not strictly a financial hardship-this
is a practical difficulty arising from a unique
physical hardship on-site. Generally, financial hardship alone will not constitute a special
circumstance or an unnecessary hardship. However, the unique condition of one's property
combined with an inability to use the property for the purposes of its existing zoning caused
by the prevailing uses of surrounding property supports the use of a financial hardship
justification. Additionally, this inability to use the property in a manner compatible with the
existing surrounding uses that have greater density is a special circumstance, and as a
result, an exception from the specific plan is necessary for the preservation and enjoyment
of a substantial property right or use generally possessed by other property within the
specific plan area in the same zone and vicinity. It is not a self-imposed hardship to propose
greater residential floor area than otherwise permitted in the Specific Plan when the
proposed floor area addresses both the goals of the General Plan's Housing Element and
the goals of the Specific Plan, but strict compliance with the Specific Plan floor area goals
would not achieve this dual purpose.
Height
The construction of the proposed project faces practical difficulties when creating a
marketable residential development. As outlined previously, the extended elevated freeway
interchange and its high sound wall creates a hardship in that it restricts light and air which
are essential elements of a successful residential project.
In order to compensate for
practical problems created by this wall, the first level of residential needs to be elevated at or
above the sound wall level. In order to achieve this, the Applicant is proposing a podium
design to elevate the first residential level 26 feet up in the air above the interchange and its
sound wall. The project site's adjacency to a freeway interchange with a high sound wall
barrier is a special circumstance not shared by other properties in this vicinity, and as a
result, an exception from the specific plan's height limit is necessary for the preservation and

50 Housing Poli~y Debate, Vol. 17 Issue 4 "The Future of Infill Housing
Feasibility" supra p. 682.
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enjoyment of a substantial property right or use generally possessed by other property within
the specific plan area in the same zone and vicinity.
Two-thirds of the proposed Project is designed with building heights consistent with the 75foot height limit established by the Specific Plan. Within this 75-foot limit, six stories of
residential can be provided on top of the podium. However, the current proposal includes a
stair-stepping design which removes the top two levels fronting along Sepulveda Boulevard
in order to create a design sensitive to the surrounding community and consistent with the
surrounding built, environment. In order to maintain the density determined to be financeable
by the 2012 Johnson Capital report (Exhibit F), the Project is required to add back into the
design the units lost from this stair-stepping.. Building atop the necessary podium but limiting
height to 75 feet while at the same time providing the stair-stepping design compatible to the.'
area would not result in a physically viable project. Again, this is not strictly a financial
hardship-this
is a practical difficulty arising from a unique physical hardship on-site.
Generally, financial hardship alone will not constitute an unnecessary hardship .. However,
where the unique condition of one's property combined with an inability to use the property
for the purposes of its existing zoning caused by the prevailing uses of surrounding property
causes the financial hardship, an exception to the height limit is necessary. Fortunately, this
increased height can be accommodated on this atypical development site without creating
negative impacts.
The height increase is consistent with the spirit of the Specific Plan which strives to limit the
impact of development on abutting uses which are typically single family residential uses.
This site is uniquely located in its ability to accept increased heights without creating any
direct shade/shadow or privacy concerns on surrounding land uses, especially neighboring
single family residents, which are removed at a minimum of 250 feet away from the project
site. The site's distance from the single family zoned properties is one of the unique site
characteristics and one that makes it atypical in the Specific Plan area, where most
commercial developments are contiguous to single family residential properties.
As
designed the Project's stair-stepping configuration responds directly to its built environment.
The Sepulveda Boulevard frontage is designed with a 4-story structure consistent with the
4.5 levels associated with the Grand Apartments to the project's south. The building's height
steps up to 6 and then B stori.es as it transitions toward the site's center and rear. As a
result, the increased heights are adjacent to the freeway interchange and the Sherman Oaks
Galleria's multi-story parking structure. The proposed building heights are consistent with or
lower than many of the existing buildings in the area including the Galleria, its parking
structure, the 16-story Comerica Bank building, the approximately 20-story National City
Bank building, 13-story CitiBank Building as well as other structures found in the Regional
Commercial area surrounding the intersection of Sepulveda and Ventura Boulevards (Exhibit
D: surrounding height graphic).
These nearby taller structures are consistent with the "Regional Center" land use
designation in the General Plan Framework, which defines "Regional Center" as
characterized by 6- to 20-stories (or higher). As a result, the proposed project's height is
consistent with the General Plan Framework, the Community Plan and the built environment.
As designed, only approximately 32% of the site would exceed the permitted height, and
those areas would be located to the center and rear of the site, as far away as possible from
the single family homes located east of Sepulveda Boulevard.
Sepulveda Boulevard,
developed at a 104-foot right-of-way, creates a larger buffer between the first residential
uses, located in an R3 Zone, and another 150 feet further away still from the first single
family zoned properties. The mixed-use project is designed to achieve a high level of quality
and to be compatible with the existing uses of the surrounding built environment. Due to the
special circumstances and practical difficulties generated by the 26-foot sound wall, a height
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increase is justified in order avoid an unnecessary hardship and to maintain a substantial
property right possessed by other property within the Specific Plan area.

Lot Coverage
The proposed project is consistent with the spirit of the Specific Plan's desire to break up the
mass of a development by establishing a lot coverage limitation. By breaking the mass of a
project, an attractive and harmonious development is generated which is sensitive to its
surrounding uses. This Is especially important as many development sites along the
Ventura Boulevard Corridor abut or are very close to R 1-zoned properties that necessitate
the need for a lot coverage limitation. The proposed project is not proximate to single family
residences on R1 zoned properties, as the nearest R1 zoned parcels are approximately 250,
feet to the east, buffered from the project site by the width of Sepulveda Boulevard and the
R3 zoned properties fronting on the east side of Sepulveda Boulevard. While this project
proposes lot coverage 3.5% larger than the 75% permitted, the podium design creates
practical challenges related to this constraint.
As previously discussed, the project site's irregular shaped border is defined by a long
sound wall and elevated freeway interchange which creates special circumstances and
practical challenges when developing the site with residential units. In order overcome the
hardship created by this development constraint, the Applicant is proposing the construction
of a parking podium elevating the first level of residential above the sound wall. As a result,
the podium design limits the amount of ground "level area which can be left completely open
to the sky, but the project achieves the massing modulation intent of the Specific Plan. A
smaller podium could impact the design of the project in a variety of ways, each of which has
negative implications to the future residents and/or the ability to finance the Project. One
impact of a smaller podium would be to reduce the open space areas located on the podium
which would negatively impact the resident's quality of life by eliminating the large spacious
open areas planned for their active and passive enjoyment.
In addition, by raising the
usable open space to the podium level, there is greater access to light which makes the
linear courtyards more pleasant and usable. The elevated podium also reduces the impact
of the traffic noise.
As planned these courtyard areas provide ample light and air for not
only the open areas but also for the residential units. A smaller podium would narrow the
open space areas by moving the building (fingers) closer together which in turn would
increase the difficulty of protecting each resident's privacy within their respective unit. A final
design response could be a reduction in the number of units, however, it has already been
highlighted in the Johnson Capital (Exhibit F) report that the project is already on the cusp of
not being able to gain financing. "
The project mass is broken along its vertical and horizontal planes to such a degree that it
creates consistency with the lot coverage limitation. The project's Sepulveda Boulevard
frontage is developed with a spacious, publicly accessible 13.,OOO-squarefoot Public Plaza
that creates building setbacks ranging from 18 inches along the neighborhood retail uses, 10
feet in front of the proposed grocery store and up to 70 feet at the Plaza's depth. Vertically,
the project provides a variety of building heights ranging from 4 stories up to 8 stories and
the stepping of the building heights occurs at various locations on the site. Further breaking
up the mass of the project is the extensive, more than 60,000 square feet of open space
gardens located on top of the podium. Without consideration of the open space on the
podium, the project slightly exceeds the 75% maximum lot coverage prescribed by the
Specific Plan. If this open space area, which effectively breaks up the mass of the building,
could be included in the lot coverage calculation, it would reduce down to approximately
60%. Even without those areas, the proposed project is consistent with the Specific Pian's
spirit in that the project's massing is modulated and only exceeds the maximum lot coverage
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requirement by the slimmest of margins.
But for the project site's adjacency to a freeway
and very tall sound wall, a podium would not be required to provide light and air to the
residential units and the project would more likely achieve the 75% maximum lot coverage.
As it stands, the requested maximum lot coverage of 78.5% at grade is an otherwise minor
increase of the lot coverage necessitated by the project site's special circumstance.
The site's configuration and adjacency to a freeway interchange with a high sound wall
create special circumstances and practical difficulties such that an exception to the specific
plan is necessary for the preservation and enjoyment of a substantial property right or use
generally possessed by other property within the specific plan area in the same zone and
vicinity.
Front Lot Line Setback
.
The Specific Plan imposes a maximum 10-foot front yard setback in a desire to create a
pedestrian friendly development which places active and attractive uses along pedestrian
corridors in an attempt to foster greater pedestrian activity and lesser use of vehicles.
In
certain areas, the City has created Pedestrian Oriented areas which utilize a set of design
standards facilitating pedestrian comfort. While the project site is immediately north of the
Sherman Oaks Galleria and its Pedestrian Oriented area, the proposed mixed-use project is
a natural extension of the area and is proposing pedestrian friendly improvements.
The
project is proposing a series of improvements to enhance the pedestrian realm, including the
creation of a large Public Plaza that will prove inviting to area residents and workers.
The Applicant agreed to submit to the Department of Public Works for their review and
approval a Pedestrian, Streets cape and Transit Enhancement Plan to provide pedestrian,
streetscape and transit enhancements to promote consistency with the neighboring
Sherman Oaks Streetscape and Design Plan which fosters a high-quality pedestrian
environment along the Project's Sepulveda Boulevard frontage. The Plan may include such
features as street trees, planter boxes, street furniture, improvements to broken and uneven
sidewalks, sidewalk and intersection scoring, street lighting, bicycle racks, bus shelters, and
urban swales.
The inclusion of the above-referenced pedestrian amenities still allows the Project to comply
with the setback requirements along most of the Sepulveda Boulevard frontage. However, it
does prohibit a key feature, requested by the community, of this enhanced pedestrian
environment: the Public Plaza. Strict compliance would not permit the expansive 13,000square-foot open plaza. The Public Plaza, which became larger at the request of the
community during the public outreach process, has been very well received in the
community and is an expected design feature. The amenity would provide a more
pedestrian friendly project that enhances the streetscape, consistent with the purpose and
intent of the Specific Plan.
An unnecessary hardship is created on the Project by the strict implementation of the
Specific Plan's 10-foot maximum setback requirement. This becomes a practical difficulty in
that it does not allow the Project to provide a publicly accessible Plaza which promotes
pedestrian activity in the area. The Approval of an increased setback to allow for the Public
Plaza is well supported in the community and consistent with the Specific Plan's goal to
activate and beautify the pedestrian environment.
To facilitate a pedestrian friendly
environment, the Applicant is requesting to exceed the front yard setback by 59 feet for 137
lineal feet of the project's approximate 461-lineal foot Sepulveda Boulevard frontage to
accommodate portions of the approximately 13,000-square foot Public Plaza, which is
approximately 69 feet deep and approximately 137 feet wide. This proposed Public Plaza
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will be a significant amenity feature for both residents and members of the local community,
and should enhance pedestrian activity along Sepulveda Boulevard.
Strict application of the Specific Plan's front yard setback would prohibit the Applicant from
providing the desired Public Plaza, thereby eliminating this publicly accessible open space
amenity that serves to activate pedestrian activity as proposed by the Specific Plan.
Notably, Purpose H of the Specific Plan seeks to "promote an attractive pedestrian
environment which will encourage pedestrian activity and reduce traffic congestion." This
purpose would not be achieved by strict adherence to the front yard setback, as the result
would be the elimination of an attractive project feature that enhances pedestrian activity.
The Approval of an increased setback to allow for the Public Plaza is well supported in the
community and is, in part, necessitated by special circumstances and practical difficulties'
created by the elevated freeway interchange. In order to successfully develop this site the
project requires Exceptions from the Specific Plan, which are necessary for the preservation
and enjoyment of a substantial property right or use generally possessed by other property
within the specific plan area in the same zone and vicinity.
In exchange for these
exceptions, the Applicant has proposed certain conditions including a community gathering
point created by the proposed Public Plaza, which will serve as a beneficial amenity for
neighborhood residents and should enhance pedestrian activity along Sepulveda Boulevard
As outlined above, there are special circumstances and practical difficulties created by the
freeway interchange and sound wall which are not applicable to other properties in the area
which justify these requests.
D.

That the granting of an exception will not be detrimental to the public welfare or
injurious to the property or improvements adjacent to or in the vicinity of the subject
property.
Granting the requested exceptions will not be detrimental to the public welfare or injurious to
the property or improvements in the area. The proposed development, a mixed-use project
focusing most of its floor area towards residential floor area, would enhance the site, while
generating fewer trips than many of the permitted alternatives and move the City closer
toward the Policy goals of reducing vehicle miles traveled. Granting the requested exceptions
will allow for a cohesive, architecturally compelling, mixed-use project proximate to public
transit, job centers, entertainment, and retail uses.
The proposed Project would not only clean up a less than attractive site, which has been
underutilized due to its disjointed zoning pattern, it will also provide aesthetic enhancement
to the area. It is proposing a 13,000-square foot Public Plaza, streetscape improvements
within the public right-of-way promoting pedestrian activity and beautifying a neglected
island of public right-of-way.
The Public Plaza would contain extensive landscape and
hardscape improvements creating a community gathering point in front of the Project, easily
accessible to pedestrians along Sepulveda Boulevard. In conjunction with this Plaza the
Applicant is proposing improvements to the public right-of-way fronting the project consistent
with the Sherman Oaks Streetscape and Design plan. Even though the Sherman Oaks
pedestrian area stops short of this property, the Applicant desires to promote pedestrian
activity along Sepulveda Boulevard to Ventura Boulevard.
If permitted by the Bureau of
Engineering, the intent will be to create a seamless design from curb to building. The design
will include paving, landscaping and street furniture consistent with the plans for Pedestrian
Oriented areas in the Specific Plan. Additionally, the Applicant will work with the Department
of Public,Works to improve and maintain a neglected island of public right-at-way bound by
Camarillo Street, North Sepulveda Boulevard, Sepulveda Boulevard and Moorpark Street
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with a consistent landscape theme.
This well-designed
Project is also proposing
articulations to its massing with vertical and horizontal variations to promote consistency with
its surrounding environment. The Sepulveda Boulevard frontage is designed with a 4-story
structure consistent with the 4.5 levels associated with the Grand Apartments to the project's
south. Vertical variations are created as the building steps up to 6 and then 8 stories as it
move towards the site's center and rear. Podium level landscaping will be visible from
Sepulveda Boulevard, thereby providing additional relief and texture to the design.
Horizontal articulation of the project is provided by the inclusion of the Public Plaza which
pushes a large portion of the building's Sepulveda Boulevard Street frontage approximately
70 feet from the' property line. All of these improvements combine to promote the public
welfare and enhance the aesthetic of the area.
The surrounding area already experiences heavy peak period traffic. Consequently, any'
proposed project at this site must respond to this existing traffic conditions and a mixed-use
project is the most appropriate type of development to address this concern with traffic
congestion. To illustrate the dramatic differences in trip rates of the list of permitted uses in
a commercially deslqnated site, the project's traffic consultant created the following trip
comparison.

Use
Proposed Project

Regional
Commercial Use
(Big Box Retail EIR
Alternative)
Mixed-Use as
defined in the
Specific Plan, which
requires a minimum
33 percent of the
SF be commercial

Lot area and Floor area
Lot area
219,778 or 5.05
acres
Floor Area of 52,000
square feet of retail
(45,000 sf grocery store &
7,000 sf specialty retail)
and 399 residential apt
units
Lot area 219,778 or 5,05
acres

=

=

=

Floor area 333,000 for a
FAR of 1.5 to 1
Lot area 219,778 or 5.05
acres

=

=

Floor Area
116,000
square feet (45,000 sf
grocery store & 71,000 sf
shopping center retail) and
216 residential units for a
FAR of 1.5 to 1

Trips generated
5,057 net daily trips,
including 266 AM peak
hour trips, and 480 PM
peak hour trips.

11,205 net daily trips,
including 409 A.M. peakhour trips and 876 P,M.
peak-hour trips
6,045 net daily trips,
including 203 AM peak
hour trips and 601 PM
peak hour trips

According to this analysis, the proposed project would generate less than half the daily trips
that would be generated by a big box retail development on the site, developed in
compliance with the Specific Plan's floor area ratio and height requirements. Even a mixeduse project, consistent with the Specific Pian's mixed-use definition and consisting of a floor
area equal to 1.5:1, would generate approximately 1,000 more trips than the proposed
project, while providing approximately half of the residential unit density.
The proposed mixed-use project not only creates fewer trips than many alternatives, it would
locate density near a large employment node allowing residents the opportunity to live closer
to their work. At a minimum, the proximity could allow a reduction in vehicle miles traveled as
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their commuting miles are reduced, but it could also allow residents to use transportation
alternatives including walking, biking and public transportation. The site's proximity, less than
a % mile, to the transportation corridor of Ventura Boulevard would allow residents to
relatively easily walk to this employment center or to the three Rapid bus stops which provide
mobility to a variety of other job centers.
As highlighted in prior Findings, this type of
compact development has the ability to reduce vehicle miles traveled by as much as 40%. It
is important to note the conservative nature of the Traffic Study, as required by the LADOT,
did not offer any trip credits or acknowledge the value of a mixed-use project as highlighted in
the trip comparison table. Additionally, no credit was provided or acknowledged for this
Project's proximity to jobs or transit even though the City's current Housing Element includes
a policy statement highlighting the need to provide such credits.
Unfortunately, while
consistent with the direction of many Federal, State and Local planning policies to reduce,
vehicle miles traveled, this proposed project gains no credit within its traffic analysis for the
desired outcome of reduced trip generation.
To further facilitate the value of this type of development and its proximity to many transit
options, the Project is proposing an extensive Transportation Demand Management ("TOM")
plan than will encourage residents and retail employees to utilize alternative transportation
modes to the single occupancy motor vehicle. In concert with this effort, the Applicant is
proposing that a portion of its Project Impact Assessment Fee be used to create an area wide
Transportation Management Organization/Association
("TMO"). The TMO has the ability to
incorporate a larger number of area businesses and their employees into a TOM program
focused on reducing some of the existing trips in the area.
The Applicant's willingness to institute a Transportation Demand Management plan, along
with the project's ability to reduce vehicle miles traveled by its proximity to many transit
options, result in a project that will not be detrimental to the public welfare or injurious to the
property or improvements adjacent to or in the vicinity of the subject property. To the
contrary, the Applicant proposes a project that brings many benefits to the surrounding area,
including the publicly accessible open space of the Public Plaza, neighborhood-serving retail
uses and a pedestrian friendly environment.
Floor Area
The approval of a floor area ratio increase for the site will not be harmful to the public
welfare or injurious to the properties in the area because the construction of a mixed-use
development promotes both the Specific Plan's transportation equilibrium goals and the
Federal, State and City's goals of locating housing near jobs and transit. While it is true that
a lower density project would generate fewer trips from this site, that is not a solution which
addresses the area wide traffic congestion concerns or the policy goals of reducing vehicle
miles traveled. As outlined by the City's Housing Element there is an "urgent need" for
housing and it anticipates that Sherman Oaks can accommodate approximately 4,300 units
over the course of its January 2007 to June 2014 timeframe. The subject site presents a
unique opportunity to accommodate a substantial amount of this housing demand allocation
while creating consistency with current Planning policies and without injury to the
surrounding properties.
The site's proximity to jobs and transit makes it an ideal in-fill development site for a dense
residential project. As highlighted earlier in the Findings, research indicates that compact
development has the potential to reduce trips by as much as 40%.
Consequently, locating
399 residential units this close to thousands of jobs and public transit, the City is creating the
kind of compact development proven to reduce vehicle trips. Not only is the site adjacent to
a large employment node, the high quality transit options located within % mile of the site
provide access to additional job centers throughout the region, thereby providing another
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critical trip reduction consideration. Due to the proximity to jobs and transit, this site offers a
much better opportunity for the City to reduce vehicle miles traveled and create the desired
transportation equilibrium. If the trip reduction possibilities were acknowledged in the Traffic
analysis as the Housing Element suggests, the result would have been a much more
favorable trip rate being clearly defined. Due to long term historic reliance on a sprawling
low density development pattern throughout the City, even a smaller project would generate
similar impacts in the area. However, a smaller project would not address the urgent
housing need or provide the benefits of creating compact development. While other sites
might be available and combine to provide a similar housing density, there are few that
would further the vision of reducing vehicle miles traveled.
It is very likely the future
residents of other possible sites would travel the same transportation corridors, but would
not have the opportunity of close proximity to many transit options. However, other more
remote sites would harm the public welfare because their distance from this employment
node and these transit connections would not provide the compact development benefits
known to reduce vehicle miles traveled.
The proposed Project is intended to address both the Housing Element and Specific Plan
goals and purposes, as well as make economic use of the property, through a mix of
residential and community-serving commercial uses. While the FAR allowed on the property
would generate a substantial commercial (office or retail) development, such a development
would not address the housing needs or the Specific Plan's desire for equilibrium between
the transportation infrastructure and land use development in the Ventura Boulevard
Corridor. Moreover, there is a market need for housing and some limited neighborhoodserving commercial uses in the area, but the same cannot be said for a floor area compliant
office or large volume retail use.
There is a proven relationship between compact
development and trip reductions. Consequently, increasing the residential floor area of a
project located near jobs and transit promotes the public welfare because it addresses an
urgent housing need and furthers the stated goal of transportation equilibrium via the
reduced vehicle miles traveled.
Height
Due to the site's location and the design of the project, the granting of a height exception will
not be harmful to the public welfare of injurious to the property or improvements in the area.
The height increase is consistent with the spirit of the Specific Plan which strives to limit the
impact of development on abutting uses which are typically single family residential uses.
The proposed design also moves the mass of the majority of the height increase to the
center and rear of the project.
This site is uniquely located in its ability to accept increased heights without creating any
direct shade/shadow or privacy concerns on surrounding land uses, especially neighboring
single family residents. As designed, only approximately 32% of the site would exceed the
permitted height, and those areas would be located to the center and rear of the site, as far
away as possible from the sing.le family homes located east of Sepulveda Boulevard.
Sepulveda Boulevard, developed at a 104-foot right-of-way, creates a larger buffer between
the first residential uses, located in an R3 Zone, and another 150 feet further away still from
the first single family zoned properties. The mixed-use project is designed to achieve a high
level of quality and to be compatible with the existing uses of the surrounding built
environment
As designed, the Project's stair-stepping configuration responds directly to its built
environment.
The Sepulveda Boulevard frontage is designed with a 4-story structure
consistent with the 4.5 levels associated with the Grand Apartments to the project's south.
The building's height steps up to 6 and then 8 stories as it transitions toward the site's center
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and rear. As a result, the increased heights are adjacent to the freeway interchange and the
Sherman Oaks Galleria's multi-story parking structure, where any potential impacts of the
increased height would not be detrimental to the public welfare or injurious to the property or
improvements adjacent to the subject property.
The proposed building heights are
consistent with or lower than many of the existing buildings in the area including the Galleria,
its parking structure, the 16-story Comerica Bank building, the approximately 20-story
National City Bank building, 13-story CitiBank Building as well as other structures found in
the Regional Commercial area surrounding the intersection Sepulveda and Ventura
Boulevards (Exhibit 0: surrounding height graphic).
These nearby taller structures are
consistent with the "Regional Center" land use designation in the General Plan Framework,
which defines "Regional Center" as characterized by 6- to 20-stories (or higher). As a result,
the proposed project's height is consistent with the General Plan Framework, the,
Community Plan and the built environment.
In order to compensate for practical problems created by this wall, the first level of
residential needs to be elevated at or above the sound wall level. In order to achieve this,
the Applicant is proposing a podium design to elevate the first residential level 26 feet up in
the air above the freeway interchange and its sound wall. The project site's adjacency to a
freeway interchange with a high sound wall barrier is a special circumstance and as a result
an exception from the specific plan's height limit can be provided without injuring the
surrounding property or being detrimental to the public welfare.
Two-thirds of the proposed Project is designed with building heights consistent with the 75foot height limit established by the Specific Plan. Within this 75-foot limit, six stories of
residential can be provided on top of the podium. However, the current proposal includes a
stair-stepping design which removes the top two levels fronting along Sepulveda Boulevard
in order to create a design sensitive to the surrounding community and consistent with the
surrounding built environment. In order to maintain the density determined to be financeable
by the 2012 Johnson Capital report (Exhibit F), the Project is required to add back into the
design the units lost from this stair-stepping. Building atop the necessary podium but limiting
height to 75 feet while at the same time providing the stair-stepping design compatible to the
area would not result in a physically viable project. Fortunately, this increase height can be
accommodated on this atypical development site without being detrimental to the public
welfare or injurious to the property or improvements in the area.
Lot Coverage
The granting of this lot coverage exception will not harm the public welfare or be injurious to
the surrounding community due to its compatibility with the spirit of the Specific Plan's desire
to break up the mass of a development. By breaking up the mass of a project, an attractive
and harmonious development is generated which is sensitive to its surrounding uses. The
typical development site along the Ventura Boulevard Corridor abuts or is very close to R 1zoned properties, thereby necessitating the need to impose a lot coverage limitation. The
proposed project is not proximate to single family residences on R1 zoned properties; as
highlighted previously the nearest R1 zoned parcels are approximately 250 feet to the east,
buffered from the project site by the width of Sepulveda Boulevard and the R3 zoned
properties fronting on the east side of Sepulveda Boulevard.
The proposed project is
surrounded by land uses which will not be impacted by the 3.5% increase in lot area
coverage. The vast majority of this triangular shaped site is surrounded by two freeways, the
Sherman Oaks Galleria's multi-story parking structure as well as Sepulveda Boulevard.
While this project proposes lot coverage 3.5% larger than the 75% permitted, it is because of
the podium design that strict compliance cannot be achieved. However, the project mass is
broken along its vertical and horizontal planes to such a degree that it creates consistency
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with the spirit of the regulation. The project's Sepulveda Boulevard frontage is developed
with a spacious 13,000-square foot Public Plaza that creates building setbacks ranging from
18 inches along the neighborhood retail uses, 10 feet in front of the proposed grocery store
and up to 70 feet at the Plaza's depth. Vertically, the project provides a variety of building
heights ranging from 4 stories up to 8 stories and the stepping of the building heights occurs
at various locations on the site. Further breaking up the mass of the project is the extensive,
more than 60,000 square feet of open space gardens located on top of the podium. Without
consideration of the open space on the podium, the project slightly exceeds the 75%
maximum 10L coverage prescribed by the Specific Plan. If this open space area, which
effectively breaks up the mass of the building, could be included in the lot coverage
calculation, it would reduce down to approximately 60%. Even without those areas, the
proposed project is consistent with the Specific Plan's spirit in that the project's massing is
modulated and only exceeds the maximum lot coverage requirement by the slimmest of
margins. But for the project site's adjacency to a freeway and very tall sound wall, a podium
would not be required to provide light and air to the residential units and the project would
more likely achieve the 75% maximum lot coverage. As it stands, the requested maximum
lot coverage of 78.5% at grade is an otherwise minor increase of the lot coverage
necessitated by the project site's unusual circumstance.
The site's configuration and
adjacency to a freeway interchange with a high sound wall create a circumstance requiring a
podium design which limits the Applicant's ability to be 100% consistent with the regulation.
However, the project location and its design ensure that the public welfare is protected and
that surrounding properties are not injured.
Front Lot Line Setback
A Specific Plan exception from the maximum 10-foot front yard setback facilitates the
creation of a pedestrian friendly development that promotes the public welfare and would not
be injurious to the surrounding community. In certain areas, the City has created Pedestrian
Oriented areas which utilize a set of design standards facilitating pedestrian comfort. While
the project site is immediately north of the Sherman Oaks Galleria and its Pedestrian
Oriented area, the proposed mixed-use project is a natural extension of the area and
proposes pedestrian friendly improvements consistent with that Sherman Oaks Streets cape
and Design Plan. The Applicant is proposing a series of improvements to enhance the
pedestrian realm, including the creation of a large Public Plaza that will prove inviting to area
residents and workers.
The Applicant agreed to submit to the Department of Public Works for their review and
approval a Pedestrian, Streetscape and Transit Enhancement Plan to provide pedestrian,
streetscape and transit enhancements to promote consistency with the Sherman Oaks
Streetscape and Design Plan which fosters a high-quality pedestrian environment along the
Project's Sepulveda Boulevard frontage. The Plan may include such features as street trees,
planter boxes, street furniture, improvements to broken and uneven sidewalks, sidewalk and
intersection scoring, street lighting, bicycle racks, bus shelters, and urban swales.
The inclusion of the above-referenced pedestrian amenities allows the Project to comply with
the setback requirements along most of the Sepulveda Boulevard frontage. However, it does
prohibit a key feature, requested by the community, of this enhanced pedestrian
environment: the Public Plaza. Strict compliance would not permit the expansive 13,000square-foot open plaza. The Public Plaza, which became larger as part of the public
outreach process, has been very well received in the community and is an expected design
feature. The amenity would provide a more pedestrian friendly project that enhances the
streetscape, consistent with the purpose and intent of the Specific Plan. To facilitate a
pedestrian friendly environment, the Applicant is requesting to exceed the front yard setback
by 59 feet for 137 lineal feet of the project's approximate 461-lineal foot Sepulveda Boulevard
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frontage to accommodate portions of the approximately 13,OOO-square foot Public Plaza,
which is approximately 69 feet deep and approximately 137 feet wide. This proposed Public
Plaza will be a significant amenity feature for both residents and members of the local
community.
Strict application of the Specific Plan's front yard setback would prohibit the Applicant from
providing the desired Public Plaza, thereby eliminating this publicly accessible open space
amenity that serves to activate pedestrian activity as proposed by the Specific Plan. Notably,
Purpose H of the ,Specific Plan seeks to "promote an attractive pedestrian environment which
will encourage pedestrian activity and reduce traffic congestion." This purpose would not be
achieved by strict adherence to the front yard setback, as the result would be the elimination
of an attractive project feature that enhances pedestrian activity.
.I
This requested exception for the front yard setback permits an amenity that fosters the public
welfare because it promotes pedestrian activity and consequently, cannot be construed to be
injurious to the property or improvements adjacent to or in the vicinity of the subject property.

E. That the granting of an exception will be consistent with the principles, intent and
goals of the specific plan and any applicable element of the general plan.
The granting of the exceptions will be consistent with the principles, intent and goals of the
Ventura-Cahuenga
Boulevard Corridor Specific Plan, the General Plan Framework, the
Sherman Oaks-Studio City-Toluca Lake-Cahuenga Pass Community Plan, and applicable
elements of the General Plan. The requested exceptions will result in a more aesthetic
design and in a development appropriate for the immediate area.
The Applicant is
committed to creating a dynamic and visually appealing development that improves the
conditions of the site and improves the character of the surrounding area.
Specific Plan
The Specific Plan designates the site with a "Regional
which is defined in the plan as:

Commercial"

land use designation

"A land use designation inthe Community Plan which is a focal point of regional
commerce, identity and activity and containing a diversity of uses, such as
corporate
and professional
offices, residential,
retail commercial
malls,
government buildings, major health facilities, major entertainment and cultural
facilities and supporting services."
As envisioned
uses.

by the Specific Plan, the site should be developed with active and intense

Purpose Statement A of the Specific Plan, which provides: "To assure that an equilibrium is
maintained between the transportation infrastructure and land use development in the
Corridor ... ,"
This statement creates a challenge for any development of this infill site due to its proximity
to a heavily traveled intersection of Ventura Boulevard and Sepulveda Boulevard.
This
intersection is heavily traveled not only because it is surrounded by a large employment node
containing approximately 6.5 million square feet of commercial office spaces, numerous
retail, entertainment and services jobs in the area, but also because it is choke point between
the San Fernando Valley's low density residential communities and the job-rich Westside of
Los Angeles and its surrounding Cities.
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If one is to develop a use which is consistent with the Specific Plan's vision for the land use
category, is financially feasible and helps achieve equilibrium between transportation and
land uses in the area, a high density mixed-use project appears to be the best use for the
site.
This is because the proposed mixed-use residential development generates
significantly fewer trips than even a Specific Plan compliant mixed-use project much less a
commercial use built to the 1.5:1 FAR standard.
Additionally, the proximity of the
employment node and the three Rapid Bus lines creates opportunities for residents to leave
their vehicles at home. As outlined in other portions of this application, the proposed use is
consistent with the vision for the area, generates fewer trips than other permitted uses, has
the ability to reduce some trips already coming into the area, and is financially viable and
addresses an urgent housing need.
Purpose Statement D: To assure a balance of commercial land uses in the Specific Plan area.'
that will address the needs of the surrounding communities and greater regional area.
.
As evidenced in prior Findings, the area is developed with various commercial uses including
6.5 million square feet of commercial office space and numerous retail establishments along
Ventura Boulevard. Based on the volume of empty storefronts and shuttered businesses and
on market studies discussed in previous Findings, the commercial (retail and office) rental
markets are struggling. Apparently, there is not enough business in the area to maintain
typical occupancy rates within many of these establishments.
Even if there were sufficient
demand to fill the existing uses, locating substantially more commercial uses on the project
site would not advance Purpose Statement D..The Community has expressed that it already
feels overburdened by traffic in part because there is such a large commercial node in the
area that is a regional draw and because the area is a conduit from the low density
residential development of the San Fernando Valley to the job-rich Westside of Los Angeles.
Consequently, meeting the area's housing demand and providing more local consumers to
patronize local businesses through a site that can provide the best opportunities to reduce
vehicle trips through transit and walking and also providing neighborhood-serving uses onsite helps to capture the balance sought by this Specific Plan purpose. In particular, the
Project's new residents would lead to an increased demand for the commercial services in
the area, and the Project would not exacerbate the over-saturation of the commercial market.
Purpose Statement G: To enhance the plan area landscaping by providing guidelines and a
process for a coordinated landscaping program of public and private property for the Specific
Plan's communities.
The Project would provide approximately 93,500 square feet (or 2.15 acres) of public and
private open space, which exceeds its requirement by approximately 48,000 square feet (or
1.1 acre). This open space includes an approximately 13,000 square foot public plaza and
other pedestrian-oriented
improvements planned for the Sepulveda Boulevard frontage,
providing an inviting community gathering point with direct access into the project's
commercial uses.
While not technically applicable to the site, the Project would use the Sherman Oaks
Streetscape and Design Plan as a baseline to design the publicly accessible space of the
project. The project has also agreed to landscape and maintain, with the approval of the
Department of Public Works, an neglected island of public right-of-way paralleling Sepulveda
Boulevard from Camarillo south to Moorpark. The combination of the two areas would create
a uniformed entry into Sherman Oaks from the north.
Additionally, the Project would provide approximately 61,500 square feet (1.5 acres) of
common open space, in addition to the Public Plaza, on the project's podium level. The
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buildings rising from the podium are arranged around a central park with three finger-shaped
open spaces connecting the central park to Sepulveda Boulevard and Camarillo Street. As
requested by the Community, the landscaping within these fingers would be visible from
Sepulveda Boulevard and in some cases cascade over the podium edge.
The proposed project includes an enhanced landscaped plan, on-site and off-site, which is
based on the City's Sherman Oaks Streetscape and Design Plan.
/
Purpose Stateme,nt H: To promote an attractive pedestrian environment which will encourage
pedestrian activity and reduce traffic congestion.
While the project is just outside a Pedestrian Oriented District, it is being designed with many,
of the design features envisioned for such a district. The Applicant agreed to submit to the
Department of Public Works for their review and approval a Pedestrian, Streetscape and
Transit Enhancement Plan to provide pedestrian, streetscape and transit enhancements to
promote consistency with the neighboring Sherman Oaks Streetscape and Design Plan, with
the objective of fostering a high-quality pedestrian environment along the Project's Sepulveda
Boulevard frontage.
The Plan may include such features as street trees, planter boxes,
street furniture, improvements to broken and uneven sidewalks, sidewalk and intersection
scoring, street lighting, bicycle racks, bus shelters, and urban swales.
The Project is within walking distance of three MTA Rapid Buses providing express service to
numerous job centers and a variety of local bus lines that can also be accessed at the
intersection of Sepulveda and Ventura Boulevards.
The Project is consistent with the principles, intent and goals of the Specific Plan. However,
to be consistent with the site's governing Plans, the Applicant requests approval for the
discretionary requests, including Exceptions, discussed in this application.
General Plan Framework
The General Plan's Regional Center designation, applicable to this site, is applied to "higherdensity places whose physical form is substantially differentiated from the lower-density
neighborhoods of the City."s1 Generally, Regional Center designations will offer floor area
ratios ranging up to 6:1 and are characterized by six- to twenty-story (or higher) buildings as
determined in the community plan. While not as intense as the City's vision for the land use
designation, the II Villaggio Toscano project's residential intensity provides realistic
opportunities to reduce vehicle miles traveled in the City. This project locates housing
density near a significant number of jobs as well as entertainment and retail uses.
Additionally, the Project's neighborhood-serving
retail uses create a new amenity within
walking distance of existing area residents and employees. According to the General Plan,
Regional Centers typically provide a significant number of jobs and many non-work
destinations that generate and attract a high number of vehicular trips. Additionally, Regional
Centers are usually major transportation hubs. Consequently, each center is intended to
provide extensive transit opportunities and transportation alternatives.
The project site is
located within % mile of a major jobs center well-served by public transit.
The proposed
mixed-use project, with higher density residential units, is compatible with the General Plan's
land use designation of Regional Center, which seeks to locate more intense housing in
proximity to jobs and public transit.
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Community Plan
The Community Plan designates the site as Regional Commercial. As defined in the Specific
Plan, the "Regional Commercial" land use designation in the Community Plan is "a focal point
of regional commerce, identity and activity and containing a diversity of uses, such as
corporate and professional offices, residential, retail commercial malls, government buildings,
major health facilities, major entertainment and cultural facilities, and supporting services.
The Community Plan highlights the area as "mixture of diverse office uses, retail and service
activlties'Y,
This density of jobs creates a perfect opportunity to reduce vehicle miles
traveled by locating residential units within walking distance of an employment center.
The Community Plan identifies several issues and opportunities for residential uses in the
Sherman Oaks area. In order to address those issues and opportunities, the Community /
Plan includes the following Policies:
1-2.1 Locate higher residential densities near commercial centers, rail transit stations and
major bus routes where public services facilities, utilities and topography will accommodate
this development.
From a residential perspective, the proposed project would locate "housing in a manner
which reduces vehicular trips and makes it accessible to services and facilities,,53 and with
access to transit.54 The project site is located proximate to 6.5 million square feet of
commercial office space and numerous retail and entertainment uses consistent with the
area's Regional Center/Commercial land use designations. These uses provide numerous
opportunities for residents to walk to work, as well as to easily access shopping and
recreational opportunities.
For those individuals that cannot walk to work, the site offers
numerous transit opportunities within easy walking distances.
This site is located along
Sepulveda Boulevard (a Major Highway) which is serviced by three MTA Rapid Bus at its
intersection with Ventura Boulevard providing transit mobility to numerous regional job
centers.
1-2.2 Encourage multiple residential development in commercial zones.
While only a portion of this site is currently zoned commercial" the entire site enjoys
Commercial land use designations in the General Plan Framework (Regional Center) and the
Community Plan/Specific Plan (Regional Commercial), both of which envision intense
commercial development while also permitting residential uses as part of mixed-use
developments. In an effort to reduce trips in the area, the project locates a significant amount
of density within walking distances of these commercial uses along Ventura Boulevard and
provides transit opportunities to various other commercial centers including Warner Center,
Universal Studios, the Van Nuys Municipal center, Westwood Village/UCLA and downtown
Los Angeles.
1-4.2 Promote housing in mixed use projects in pedestrian oriented areas and transit oriented
districts.
2-3.2 New development needs to add to and enhance the existing pedestrian street activity
While the project is just outside a Pedestrian Oriented District, it is being designed with many
of the design features envisioned for such a district. As part of the community outreach
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effort, the Applicant agreed to submit to the Department of Public Works for their review and
approval a Pedestrian, Streetscape and Transit Enhancement Plan to provide pedestrian,
streetscape and transit enhancements to promote consistency with the neighboring Sherman
Oaks Streetscape and Design Plan, with the objective of fostering a high-quality pedestrian
environment along the Project's Sepulveda Boulevard frontage. The Plan may include such
features as street trees, planter boxes, street furniture, improvements to broken and uneven
sidewalks, sidewalk and intersection scoring, street lighting, bicycle racks, bus shelters, and
urban swales.
The Project's proximity to the intersection of Ventura and Sepulveda Boulevards would
encourage pedestrian activity from the Project's residents, as they will likely walk to the
various commercial and retail uses in the vicinity, as well as to employment opportunities.
.I
As mentioned above the project site is within walking distance of three metro Rapid Buses
providing express service to numerous job centers and a variety of local bus lines that can
also be accessed at the intersection of Sepulveda and Ventura Boulevards.
2-3.5 Require that mixed use projects and development in pedestrian oriented districts be
designed and developed to achieve a high level of quality, distinctive character, and
compatibility with existing uses.
The project provides significant vertical and horizontal articulation and a large 13,000-square
foot Public Plaza, which creates a distinctive design unparalleled when compared to
development in the area. The building's massing steps up as it moves away from the
Sepulveda Boulevard frontage, creating consistency with the existing built environment and
pushing the project's building height as far from the closest single family neighborhood as
practical. The Project's Sepulveda Boulevard frontage is designed with a 4-story structure
consistent with the 4.5 levels associated with the Grand Apartments located to the site's
south. The building's height steps back and up to 6 and then 8 stories as it transitions toward
the site's center and rear adjacent to the 405 Freeway and the Sherman Oaks Galleria's
multi-story parking structure. The proposed height is needed to elevate the first two or three
residential levels above the 26-foot tall Caltrans wall, thereby allowinq light and air, as well. as
unobstructed views of the Santa Monica Mountains and the Sepulveda Basin. The proposed
building heights are consistent with or lower than many of the existing buildings in the area,
including the Galleria and its parking structure, the 16-story Comerica Bank building, the
approximately 20-story National City Bank building, 13-story CitiBank Building as well as
other structures found in the Regional Commercial area surrounding the intersection of
Sepulveda and Ventura Boulevards (Exhibit D: surrounding height graphic).
These nearby taller structures are consistent with the "Regional Center" land use designation
in the General Plan Framework, which defines "Regional Center" as characterized by 6- to
20-stories (or higher).
As a result, the proposed project's height is consistent with the
General Plan Framework, the Community Plan and the built environment. As designed, only
approximately 32% of the site would exceed the height limit for the property under the
Specific Plan, and those areas would be located to the center and rear of the site, as far
away as possible from the single family homes located east of Sepulveda Blvd. Sepulveda
Boulevard, developed at a 104-foot right-of-way, creates a larger buffer between the first
residential uses, located in an R3 Zone, and another 150 feet further away still from the first
single family zoned properties. The mixed-use project is designed to achieve a high level of
quality and to be compatible with the existing uses of the surrounding built environment.
The mixed-use project is consistent with the development in the area in that it creates a
transition from high intensity commercial to the lower density residential found east of
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Sepulveda Boulevard .. More importantly, greater housing opportunities wou.ld be provided for
area workers, while area residents and workers would have easy walking access to
neighborhood-serving retail uses including a grocery store. The Project complies with the
Policy's stated requirement that a mixed-use project be designed and developed to achieve a
high level of quality, distinctive character, and compatibility with existing uses.
2-3.6 Require that the first floor street frontage of structures, including mixed use projects
and parking structures located in pedestrian oriented districts, incorporate commercial uses.
As illustrated in the project drawings, the ground level fronting along Sepulveda Boulevard is
dedicated to neighborhood-serving commercial uses in addition to its enhanced pedestrian
streetscape and large Public Plaza. All of these elements combine to promote pedestrian
activity in the area, and the commercial uses would benefit the surrounding community. The·'
Project complies with the Policy's stated requirement that the first floor street frontage of the
building incorporates commercial uses.
2-3.7 Promote mixed use projects in proximity to transit stations, along transit corridors, and
in appropriate commercial areas.
The proposed project is a mixed-use project located within walking distance of three Rapid
Bus stops, as discussed in detail in the "Transit Options" section above.
2-4.4 Landscaped corridors should be created and enhanced through the planting of street
trees along segments with no building setbacks and through median plantings.
In addition to the enhanced streetscape discussed
and maintain, with the approval of the Department
right-at-way island surrounded by Sepulveda
Moorpark Street and Camarillo Street consistent
Sepulveda Boulevard frontage.

above, the Applicant has agreed to install
of Public Works, landscaping within public
Boulevard, North Sepulveda Boulevard,
with the landscaping along the Project's

5-1.3 Require development in major opportunity sites to provide. public open space.
The project is proposing to construct a publicly accessible 13,000-square foot Public Plaza
along its Sepulveda Boulevard frontage.
The Plaza would be designed as a passive
gathering place for the community that includes ample landscaping and intimate seating
areas. The size of this Plaza is significantly larger than any other public space on private
property in the area.
The Urban Design Element of the Community Plan requires that residential projects with five
or more units be designed around a landscaped focal point or courtyard to serve as an
amenity for residents.
The proposed project includes a large Public Plaza along its
Sepulveda Boulevard frontage, as well as several interior gardens, a park, and a bocce court
situated within the center of the development. The six residential buildings are built around
the periphery of this landscaped courtyard setting.
Although there would be approximately 78.5 percent lot coverage on the ground floor of the
project site there would be approximately 61,500 square feet, or 1.5 acres, of both active and
passive open space opportunities for residents atop the residential podium. The open space
would include, but not be limited to, a variety of landscaped areas, a central park, smaller
landscaped corridors, a bocce court, a swimming pool, and meandering pathways between
buildings. Private space also would be provided as every unit would have its own balcony.
These open space areas are dedicated to the enjoyment of the residents of the project and
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do not take into consideration the Public Plaza provided along Sepulveda Boulevard.
The Project complies with the Policy's stated requirement that development
opportunity sites (which includes the project site) provides public open space.

in major

As outlined above, the proposed Project is consistent with the Community Plan.
Housing Element
A proposed Project is consistent with the goals and the policies of the City's Housing Element
(2006-2014). It would permit the construction of a dense mixed-use project proximate to a
significant employment center which is well-served by transit lines. The Housing Element
contemplates high density mixed-use projects located in the high intensity commercial areas
as a solution to the City's urgent housing shortage. The Project has the added value of being/
located on a site separated from the closest single family area by 250 feet, while also
reducing vehicle miles traveled.
The Housing Element states the City is facing an "unprecedented housing crisis?" and
indicates that over 14,000 residential units" need to be built to address its Regional Housing
Needs Assessment ("RHNA") numbers for the Study period of 2006-2014.
The Housing
Element estimates that the Sherman Oaks area has the capacity to accommodate
approximately 4,30057 of these required units without consideration of this development site.
The approval of a Exceptions would permit the construction of the proposed 399 residential
unit project in an area contemplated by the City. Evidence of this intent is provided in the
General Plan's "strategy to meet this challenge, by directing growth to transit-rich and job-rich
centers and supporting the growth with smart, sustainable infill development
and
infrastructure investmentsr'"
The project site is located proximate to an employment center,
which is well-served by public transit.
The approval of the Exceptions would also permit the development
demonstrates consistency with the following Policies:

of a project which

Policy 1.1.4: Expand location options for residential development, particularly in designated
Centers, Transit Oriented Districts and along Mixed-Use Boulevards, and Policy 2.2.6: To
accommodate projected growth to 2014 in a sustainable way, encourage housing in centers
and near transit, in accordance with the General Plan Framework Element, as reflected in
Map ES.1
As reflected in the graphic highlighting approximately 6.5 million square feet of commercial
floor area located in the area and with the General Plan's Regional Center and Community
Plan's Regional Commercial land use designations, this site is appropriate for a dense
residential project. Residents of this proposed project would have the opportunity to access
area jobs without driving personal vehicles, as they would have the attractive options of
walking, biking or utilizing the area's numerous public transit options. The intersection of
Sepulveda and Ventura Boulevards is well served by numerous transit lines including three
separate Rapid Bus lines providing regional connectivity.
Po/icy 1.2.3: Rehabilitate and/or replace substandard housing with housing that is decent,
safe, healthy, sanitary and affordable and of appropriate size to meet the City's current and
future household needs.
City of los Angeles, Housing Element, Executive Summary, Page 1
ment, E~ecutive Summary, Page 3, 112,876 units divided over 8 years = approximate
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Prior to its demolition, the site was developed with low density older housing units, many of
which had reached the end of their life expectancy. The approval of this Exceptions would
allow for the construction of a unified development providing modern safe units with a variety
of sizes, thereby providing a wide range of housing options that helps to fulfill the City's
current and future housing needs.
,

Policy 2.1.2: Establish development standards that enhance health outcomes.

/

Over the past few years the City Planning Commission has taken an increased interest in the
relationship of populations living near freeways and health risks. This issue creates tension
between the City's desire to focus high intensity residential develop. ment near jobs and transit
centers which are typically serviced by or proximate to freeways and arterials.
.

I

In 2009, the City created a policy that required projects located near vehicular pollution
sources to include a higher level of air filtration and to consider these potential impacts when
designing the site massing and landscaping.
On November 8, 2012, the City Planning
Commission approved a Staff recommendation to attach a notice to all properties within
1,000 feet of a freeway highlighting that this potential health risk and that projects proposing
residential uses in such areas may be required to prepare health risk assessments in
conjunction with such proposals.
The EIR for the project thoroughly analyzed the potential air quality impacts associated with
development of residential uses in close proximity to the 405 and 101 Freeways through the
preparation of a comprehensive Health Risk Assessment (HRA) by Air Quality Dynamics.
The HRA concluded that any potential impacts could be mitigated through MERV filtration.
While this is an important issue that the Project application has reviewed and mitigated, there
are a few considerations worth noting that further reduce the concerns. A key assumption of
the Health Risk Assessment is that individuals live in the same location for 90 years, creating
long-term pollution exposures. However, studies discussed in the EIR show that residents in
rental units live in the same location for 3-7 years, dramatically reducing the exposures.
Consequently, these studies are extremely conservative and do not adjust for the actual
length of time residents are exposed.
Additionally, there are many State and Local policy initiatives that directly and indirectly seek
to reduce the pollution levels generated from transportation.
A few examples include the
State of California's landmark land use legislation; SB 375 which implements AS 32., and was
adopted in September 2008. These state laws effectively linked transportation planning and
funding to land use and housing needs. A local level example would be the Clean Truck
Program proposed by the Mayor of Los Angeles in 2008 that immediately banned 10% of the
dirtiest trucks, resulting in the removal of 350 tons of harmful emissions. According to the
Port of LA's website,59 "In its first year, the program reduced the rate of port truck emissions
by an estimated 70 percent." Initiatives such as these, as well as ones that came before
them, have led to a reduction in health risks. This is highlighted well by an August 8, 2012
article in the Daily News which reported: "The level of dozens of volatile organic compounds
in the Los Angeles basin fell about 98 percent in the past 50 years, according to a study
funded by the National Oceanic and Atmospheric Administration."

Principal Framework Element Policies: Land Use - Regional Centers discussion found in the Executive Summary
of the General Plan Framework Element http://cityplanning.lacity.org/cwd/framwkJchapters/OO/OO.htm,
Page 3
60
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The Project has analyzed and addressed the Air Quality concerns raised in the Housing
Element thorough mitigation measures. Additionally, there are several policy initiatives that
will further reduce exposure levels.
Policy 2.2.3: Provide incentives
existinq housing near transit.

and flexibility to generate new housing and to preserve

The Housing Element discusses providing additional trip credits for mixed-use development
located near transit, However, the EIR for the project conservatively did not apply such
credits. The Applicant proposes to maximize the project's number of residential units so as to
generate new housing desired by the Housing Element and to provide such housing in
proximity to transit, thereby diminishing the broader traffic impacts that otherwise would result,
from satisfying this housing demand through multiple dispersed locations.
.
The approval of the Exceptions and the related entitlements provides a sufficient incentive to
construct these new residential units within walking distance of 3 Rapid Bus stops and other
bus lines as well as major employment nodes.
Policy 2.2.4: Promote and facilitate a jobs/housing

balance at a citywide level.

The approval of the Exceptions would permit the construction of approximately 399
residential units within walking distance of approximately 6.5 million square feet of
commercial office space and an abundant and diverse array of retail and entertainment uses.
By locating this type of density near jobs, the Project would promote a jobs/housing balance
with the Community Plan area.
Objective 2.3: Promote sustainable buildings, which mtmmtze
environment and minimize the use of non-renewable resources.

adverse

effects on the

The project is designed to achieve a LEED Silver compliance level.
Objective 2.4: Promote livable neighborhoods with a mix of housing types, quality design
and a scale and character that respects unique residential neighborhoods in the City.
The project promotes livability by providing opportunities for residents to walk to their jobs as
well as to their retail and entertainment needs.
The project includes ground level
neighborhood-serving retail uses located along Sepulveda Boulevard, in conjunction with a
13,OOO-square foot Public Plaza, allowing for shopping and gathering opportunities for area
residents. The building massing is in character with the built environment.
The project
provides four-story elements along Sepulveda Boulevard consistent with the massing of the
Grand Apartments to the South of the site. Moreover, the project steps up to 6 and 8 stories
as it moves closer to the six-level Sherman Oaks Galleria parking structure and the abutting
freeway interchanges.
This design pushes the mass of the building away from the single
family development found east of Sepulveda Boulevard. The approval of the Exceptions
would promote a livable neighborhood by allowing the development of a mixed-use project
that respects the unique residential neighborhoods that exist to the east of the project site.
For the reasons outlined above, the approval of the Exceptions
objectives and policies of the Housing Element.
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Transportation

Element

Approval of the Exceptions on the site would facilitate the construction of a project consistent
with the purposes of the General Plan's Transportation E.lement. This Element recognizes
that primary emphasis must be placed on maximizing the efficiency of existing and proposed
transportation infrastructure through advanced transportation technology, through reduction
of vehicle trips, and through focusing growth in proximity to public transit. The proposed
Project would address trip reduction goals via its location and due to its inclusion of a detailed
transportation demand management ("TOM") program. The TOM would include an on-site
transit coordinator, discount bus passes provided at the time of lease signing, unbundled
parking and other similar transit-oriented measures. The Project's location is ideal to address
the concerns of vehicle miles traveled.
It is not only located in a Regional Center with
numerous entertainment options, it is proximate to 6.5 million square feet of commercial/
office space and numerous transit options including three Rapid Buses and the Orange line.'
The Transportation Element sets forth goals, objectives and policies to establish a citywide
strategy to achieve long-term mobility and accessibility within the City of Los Angeles. For
example:
•

Objective 2 strives to mitigate the impacts of traffic growth, reduce congestion, and
improve air quality by implementing a comprehensive program of multimodal
strategies that encompass physical and operational improvements as well as
demand management.
Within this Objective, the first policy header is Transportation Demand.
The
Applicant is working with a transportation demand consultant to craft an effective
strategy to reduce the use of private automobiles by the Project's residential tenants
and employees of the commercial uses. The Applicant also has proposed to explore
the creation of an area-wide transportation management organization tasked with
organizing area wide trip reduction measures.
The combination of the site's proximity to public transit and plentiful job opportunities
helps address the impacts of traffic growth, congestion and air quality issues. The
Applicant's initiation of a Transportation
Demand Management program would
provide residents the opportunity to walk to work, to retail areas, or to a high quality
transit line. By providing alternatives to single occupancy automobile trips impacts to
air quality can be reduced.

•

Objective 3 strives to support development in regional centers, community centers,
major economic activity areas and along mixed-use boulevards as designated in the
Community Plans.
The approval of the Exceptions promotes consistency with this objective by allowing
for the development of new density near multiple bus lines that provide easy access
not only to Ventura Boulevard's multitude of jobs but also its regional transit network.

For these reasons outlined above, the approval of the Exceptions permits the construction of
a Project that demonstrates consistency with the Transportation Element of the General Plan.
Open Space Element
As referenced earlier in this application, the project incorporates three significant open space
elements.' The project is proposing to provide 1.4 acres of common open space including
Discretionary Request Application
Revised February 2013

57

;'

Attachment A
landscaping gardens and pool area for the enjoyment of the project residents.
A 13,000square foot Public Plaza is being designed with extensive landscape and hardscape
elements for use by the commercial patrons, project residents and community members.
Finally, the project is proposing to landscape and maintain an adjacent public right-of-way
southeast of the project along Sepulveda Boulevard.
The project and these proposed
improvements are consistent with the following goals and policies of the Open Space
Element:
/

To provide an open space system which provides identity, form and
City. (page 3: bullet 3 under Goals)

a visual framework to the

The project is proposing uniformed landscape design within both the project's Sepulveda,
Boulevard frontage, including the Public Plaza, and the adjacent public right-of-way which, it
has agreed to landscape and maintain.
The design would create a visual gateway into the
Sherman Oaks community.
This goal is implemented
following:

via a series of policies and the Project is consistent with the

The provision of melts, plazas, green area, etc in structures of building complexes and the
preservation and provision of parks shalf be encouraged (page 5: bullet 10 under Policies
General);
This private development would provide a 13,000-square foot Public Plaza available to the
community for passive recreation and community gathering. Additionally, the project would
provide an equivalent of an acre more open space for its residents than is required by Code.
The improvement of the public right-of-way creates a visually appealing green belt along
approximately 461 linear feet of Sepulveda. Each of these improvements would be fully
funded and maintained by the project.
Open Space areas shall be provided or developed to serve the needs as appropriate to their
location, size and intended use of the communities in which they are located, as well as the
City and region as a whole (page 5: bullet 12 under Policies General);
As mentioned above, the project would provide significantly more open space for its residents
than is required by the Code, thus ensuring that the residents' needs are well served.
Additionally, the project would pay park fees (Quimby Fee) of approximately $1.6 million
based on the 399 residential unit project. This money is required by law to be spent on the
creation of new recreational facilities within a 2-mile radius of the project site.
Small parks, public and private should be located throughout the City (page 5: bullet 13 under
Policies General)
By setting aside approximately 63,500 square feet of area for common open space for project
residents that includes ample landscaping and a variety of gardens and trees, the proposed
project creates a small park which would otherwise not exist. While not a park per se, the
13,000-square foot Public Plaza provides additional open space for the area residents that is
not available today, while also providing a public gathering place favored by the local
community.
Private development should be encouraged to provide ample landscaped spaces, melts,
fountains, rooftop green areas and other aesthetic features which emphasize open space
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values through incentive zoning practices or other practicable means. (page 7: bullet 3 under
Policies: Privately Owned Open Space Lands and Desirable Open Space)
The vast amounts of open space and landscaping created with the common areas, Public
Plaza, and the public-rlqhts-of-way are facilitated by rezoning the site and granting it relief
from certain aspects of the Specific Plan.
Consequently, the approval of this Project
encourages the creation of landscaping and green spaces.
/
As outlined above, the approval the Exceptions facilitates the development of a project that is
consistent with Open Space element of the General Plan.
As discussed in full above, the approval of the Exceptions permits the construction of a I
Project consistent with the numerous goals, objectives and policies of the Specific Plan, the
General Plan, the Community Plan, the Housing Element, the Transportation Element and
the Open Space Element

Additional Findings for a Height Increase (Section 7 E 2 b)
F. The proposed Project is consistent with the scale and character of the existing
neighborhood in terms of height, location, and orientation of buildings to adjacent
residentially zoned parcels and rear yard setbacks.
The height increase is consistent with the scale and character of the existing neighborhood in
terms of height, location, and orientation of buUdings to adjacent residentially zoned parcels
and rear yard setbacks. Due to the site's location and the design of the project, the granting
of a height exception would be consistent with the scale and character of the area. The
height increase is consistent with the spirit of the Specific Plan which strives to limit the
impact of development on abutting uses which are typically single family residential uses.
The proposed design also moves the mass of the majority of the height increase to the center
and rear of the project, further away from any residentially zoned properties located to the
east of the project site.
This site is uniquely located in its ability to accept increased heights without creating any
direct shade/shadow or privacy concerns on surrounding land uses, especially neighboring
single family residents. As designed, only approximately 32% of the site would exceed the
permitted height, and those areas would be located to the center and rear of the site, as far
away as possible from the single family homes located east of Sepulveda Blvd. Sepu.lveda
Boulevard, developed at a 104-foot right-of-way, creates a larger buffer between the first
residential uses, located in an R3 Zone, and another 150 feet further away still from the first
single family zoned properties. The mixed-use project is designed to achieve a high level of
design quality and to be compatible with the existing uses of the surrounding built
environment.
As designed the Project's stair-stepping
configuration
responds directly to its built
environment.
The Sepulveda Boulevard frontage is designed with a 4-story structure
consistent with the 4.5 levels associated with the Grand Apartments to the project's south.
The building's height steps up to 6 and then 8 stories as it transitions toward the site's center
and rear. As a result, the increased heights are adjacent to the freeway interchange and the
Sherman Oaks Galleria's multi-story parking structure. The proposed building heights are
consistent with or lower than many of the existing buildings in the area including the Galleria,
its parking structure, the 16-story Comerica Bank building, the approximately 20-story
National City Bank building., 13-story CitiBank Building as well as other structures found in
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the Regional Commercial area surrounding the intersection Sepulveda and Ventura
Boulevards (Exhibit D: surrounding height graphic).
These nearby taller structures are
consistent with the "Regional Center" land use designation in the General Plan Framework,
which defines "Regional Centers" as characterized by 6- to 20-stories (or higher). As a
result, the proposed project's height is consistent with the General Plan Framework, the
Community Plan and the built environment.
The project site has a special circumstance of being located along the boundary of the
freeway interchange of the 405 and 101 Freeways. A lengthy sound wall alongside this
freeway interchange stands close to three stories tali, creating a practical difficulty for
residential development on this site. This high sound wall restricts light and air along the
site's longest boundary, negatively impacting the marketability of the first two or three,
residential levels if the residential development was built at grade. In order to compensate
for practical problems created by this wall, the first level of residential needs to be elevated at
or above the sound wall.
Consequently, the Applicant is proposing a podium design
elevating the first residential level 26 feet above grade, equal to the height of the sound wall,
thereby generating marketable units with ample light, air and views. Equally important to the
need to locate the first residential level above the wall is the need to create a project which is
sensitive to the community and consistent with the surrounding community.
Two-thirds of the proposed Project is designed with building heights consistent with the 75foot height limit established by the Specific Plan. Within this 75-foot limit, six stories of
residential can be provided on top of the podium. However, the current proposal includes a
stair-stepping design which removes the top two levels fronting along Sepulveda Boulevard
in order to create a design sensitive to the surrounding community and consistent with the
surrounding built environment. In order to maintain the density determined to be financeable
by the 2012 Johnson Capital report (Exhibit F), the Project is required to add back into the
design the units lost from this stair-stepping. Building atop the necessary podium but limiting
height to 75 feet while at the same time providing the stair-stepping design compatible to the
area would not result in a viable project.
Fortunately, this increased height can be
accommodated on this atypical development site and still be consistent with the scale and
character of the existing neighborhood, as the tallest elements of the project's building are
oriented to the freeway and the multi-story parking structure located on commercially zoned
land.
With the project's lower heights oriented to the Sepulveda Boulevard frontage and
closest to any residential properties, the proposed Project is consistent with the scale and
character of the existing neighborhood in terms of height, location and orientation to adjacent
residentially zoned parcels.

G.

The proposed Project will not have a substantial adverse impact on any residence
which is within 600 feet from the site of the Proposed Project.
Due to the location, design and mixed-use nature of the project, it will not have a substantial
adverse impact on any residence within 600 feet of the site. The site's proximity to
residential property is atypical of development on property with the "Regional Commercial"
land use designation in the Specific Plan. Unlike many other commercial properties in the
Specific Plan, the project site is not immediately adjacent to R1 zoned properties. Even at a
minimum distance of approximately 100 feet from the nearest multi-family housing located
on R3 zoned parcels, the Project is designed to push the building's mass away from these
residential uses. Furthermore, the nearest R1 zoned parcels are located 250 feet away from
the Project's frontage on Sepulveda Boulevard. Additionally, the mixed-use nature of the
proposed development generates fewer trips than many permitted project alternatives,
thereby reducing the potential impacts of traffic on neighboring residential properties.
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Unlike most development sites within the Specific Plan, the site does not abut single family
zoning and the closest residential uses are multi-family dwellings located within an R3 zone
which is more than 100 feet away from the Project's Sepulveda Boulevard frontage.
Sepulveda Boulevard is developed with a variable width right-af-way ranging from 100-104
feet. Within this right-of-way, there are 6 lanes of traffic, a center median and street parking
on the eastern side of the street which create a large buffer between the site and the closest
residential use. The first R 1 zoned property is an additional 150 feet back from Sepulveda
Boulevard or more than 250 feet from the project site.
The Sepulveda Boulevard frontage is designed with a 4-story structure consistent with the
4.5 levels associated with the Grand Apartments to the project's south. The building's
height steps up to 6 and then 8 stories as it transitions toward the site's center and rear. As
a result, the increased heights are adjacent to the freeway interchange and the Sherman.'
Oaks Galleria's multi-story parking structure and further removed from any neighboring
residential properties.
The stair-stepping design of the project moves the mass on the
building further back from the street frontage, ensuring that there are no shade/shadow
impacts on the project or nearby residential properties.
For the reasons outlined above, the proposed Project will not have a substantial adverse
impact on any neighboring residential uses. The Project will be so arranged in its massing
and bulk that any impacts of the proposed height increase are directed to the surrounding
commercial uses and the freeway to the east of the project site.
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CUP Findings for the Alcohol Permit

a)

That the project will enhance the built environment in the surrounding
neighborhoo,d or will perform a function or provide a service that is essential or
beneficial to the community, city, or region.
The Project will provide a service that is beneficial to the local community. The Applicant/
believes the location of the project will be desirable and enhance the built environment
because the site is currently vacant and underutilized and a responsibly-operated grocery
store will provide a desirable amenity within the Project to area residents. The grocery
store proposes to sell alcoholic beverages for off-site consumption as a compliment to the
sales of foods and other related items typically sold in a grocery store.
Including the 45,000 square foot grocery store on the same site with a multifamily
residential mixed-use community provides easy access to the consumer who would shop
for the food offerings and to the alcoholic beverages often purchased for consumption as
part of many meals. This location allows easy access and eliminates the need to drive to
other locations to obtain such beverages by the local residents thereby generating fewer
vehicle trips.
The proposed Project is also located in a prime spot to provide the kinds of food and
beverages that consumers need for the single family homes which exist in R1 zoned
property behind the R3 zoned uses fronting the east side of Sepulveda Boulevard,
Multifamily family uses also exist south of the site on the west side of Sepulveda
Boulevard and adjacent to Ventura Boulevard. There is easy walking and bicycle access
to the Project services from an extensive consumer market area to the east and to the
south of the Project further reducing the dependency on vehicle travel.
Furthermore, there is approximately 6.5 million square feet of office space located
immediately to the south of the Project that provides easy walking access for lunch time
and after work purchases further saving unnecessary driving trips to other more distant
locations.

b)

That the project's location, size, height, operations and other significant features
will be compatible with and will not adversely affect or further degrade adjacent
properties, the surrounding neighborhood, or the public health, welfare and safety.
The Project's location, size, and sales operations will be compatible with and will not
adversely affect the public health, welfare, and safety of the adjacent properties and the
surrounding neighborhood.
The selling of a modest selection of alcoholic beverages will make up a small portion of
the overall grocery sales area.
Sales are tailored to provide a safe, convenient
alternative to meet the needs for customers shopping for food and other related items
typically sold in grocery stores. The safest and most desirable manner of selling alcoholic
beverages is from within a larger store whose merchandise is varied, thereby precluding
some of the loitering, littering and public safety issues that can arise with liquor sales.
The selection of a full line of alcoholic beverages will add to the variety of products
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available to customers ranging from general merchandise, food stuffs, beauty care,
personal care, household items, candy and convenience food, photofinishing, and
greeting cards. The addition of alcoholic beverages will add a desired amenity sold in a
safe, convenient
location.
Operational
and alcohol-related
issues have been
comprehensively addressed to safeguard and insure the public welfare and to provide for
their convenience.
The intent behind offering alcoholic beverages at the Project fulfills the Applicant's
commitment to save its customers time and money with the convenience of one-stop
shopping. Thus, the same customers who will shop for groceries will have the option of
being able to purchase alcoholic beverages as opposed to some other possibly more
distant and inconvenient location.
As such, the alcoholic beverages for off-site
consumption will not change the existing numbers of customers at the store and because:'
of the volume of goods the applicant sells on daily basis, devoting a small amount of shelf
and refrigerator space to alcoholic beverages will not materially increase the number of
truck deliveries or vehicles that currently come to the proposed project. In addition, there
will be no additional traffic generated by the addition of alcoholic beverages and as a
result, there will be no need for additional parking or loading spaces.
The proposed project will provide 208 off-street parking spaces in a secure parking
garage immediately adjacent lot that serves the grocery store and retail spaces.
In
addition, employees will be required to park on-site. Therefore, this parking provision will
reduce the likelihood of vehicles spilling over into nearby residential neighborhoods and
clogging on-street parking areas ..
c)

That the project substantially conforms with the purpose, intent and provisions of
the General Plan, the applicable community plan, and any applicable specific plan.
The granting of the off-site alcohol sales permit will be consistent with the character of
development in the immediate area and will be in harmony with the applicable elements
of the General Plan. The CUB will result in wider array of retail sales opportunities
providing a one-stop shopping experience that includes groceries and alcoholic
beverages and in a development compatible with the immediate area. As identified
above, the Applicant is committed to creating a dynamic and visually appealing
development that improves the conditions of the site and improves the character of the
surrounding area. The ground floor grocery store with parking immediately adjacent
provides safe and convenient access to the retail shopping.
General Plan Framework
The General Plan's Regional Center designation, applicable to this site, is applied to
"higher-density places whose physical form is substantially differentiated from the lowerdensity neighborhoods of the City.,,6o Generally, Regional Center designations will offer
floor area ratios ranging up to 6:1 and are characterized by six- to twenty-story (or higher)
buildings as determined in the community plan. According to the General Plan, Regional
Centers typically provide a significant number of jobs and many non-work destinations
that generate and attract a high number of vehicular trips. Additionally, Regional Centers
are usually major transportation hubs. Consequently, each center is intended to provide
extensive transit opportunities and transportation alternatives.
The project site is located
within ~ mile of a major jobs center well-served by public transit. The proposed mixeduse project, with alcohol sales as part of its retail component, is compatible and

Principal Fratnework Element Policies: Land Use - Regional Centers discussion found in the Executive Summary
of the General Plan Framework ELement http://cityplanninq.lacity.orq/cwd/framwk/chaptersIOO/OO.htm,
Page 3
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consistent with the General Plan's land use designation of Regional Center, which seeks
to locate more intense housing in proximity to jobs and public transit.
Community Plan
The Community Plan designates the site as Regional Commercial.
As defined in the
Specific Plan, the "Regional Commercial" land use designation in the Community Plan is
"a focal point of regional commerce, identity and activity and containing a diversity of
uses, such as corporate and professional offices, residential, retail commercial malls,
government buildinqs, major health facilities, major entertainment and cultural facilities,
and supporting services." The Community Plan highlights the area as "mixture of diverse
office uses, retail and service actlvlties"?'.
This density of jobs creates a perfect
opportunity to reduce vehicle miles traveled by locating a grocery store with alcohol sales,
within walking distance of an employment center.
.
While the overall Project design together with the proposed uses are generally consistent
with the underlying land use of the Community Plan, the off-site sales of alcoholic
beverages is a secondary use to the principal uses of sales of food and sundries of the
grocery store. A CUB is required that is typically conditioned to protect the neighborhood
and vicinity. In this instance there are four off-site sales establishments that are between
2,100 and 4,400 feet from the project well beyond the 1,000 foot radius reporting required
for the CUB application. This separation of such outlets provides the necessary buffers
to give the feeling that the area is not oversaturated with such uses. The fact that two of
the four alcohol licensed establishments in the census tract are outlets that sell alcoholic
beverages in conjunction with groceries and other goods. Alcohol sales are secondary
products that complement the sales of food and other goods therefore reducing negative
impacts potentially associated with such products.
Although the ABC considered this census tract slightly over concentrated with off-site
licenses the census tract is not considered to be in a high crime area. Therefore, the
proposed CUB would be an asset to the commercial development in the Community Plan
area by adding a desired service and by supplementing the tax revenue.
The Community Plan identifies several issues and opportunities for commercial uses as
part of a mixed-use project in the Sherman Oaks area. In order to address those issues
and opportunities, the Conimunity Plan includes the following Policies:
2-3.2 New development
activity

needs to add to and enhance the existing pedestrian

street

While the project is just outside a Pedestrian Oriented District, it is being designed with
many of the design features envisioned for such a district. As part of the community
outreach effort, the Applicant agreed to submit to the Department of Public Works for
their revi.ew and approval a Pedestrian, Streetscape and Transit Enhancement Plan to
provide pedestrian, streets cape and transit enhancements to promote consistency with
the neighboring Sherman Oaks Streetscape and Design Plan, with the objective of
fostering a high-quality pedestrian environment along the Project's Sepulveda Boulevard
frontage.
The Plan may include such features as street trees, planter boxes, street
furniture, improvements to broken and uneven sidewalks, sidewalk and intersection
scoring, street lighting, bicycle racks, bus shelters, and urban swales.
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The Project's proximity to the intersection of Ventura and Sepulveda Boulevards would
encourage pedestrian activity as nearby residents of employees would walk to the
grocery store.
2-3.5 Require that mixed use projects and development in pedestrian oriented districts
be designed and developed to achieve a high level of quality, distinctive character, and
compaUbility with existing uses.
/
The project provides significant vertical and horizontal articulation and a large 13,000square foot Public Plaza, which creates a distinctive design unparalleled when compared
to development in the area. The building's massing steps up as it moves away from the
Sepulveda Boulevard frontage, creating consistency with the existing built environment
and pushing the project's building height as far from the closest single family"
neighborhood as practical. The Project's Sepulveda Boulevard frontage is designed with
a 4-story structure consistent with the 4.5 levels associated with the Grand Apartments
located to the site's south. The building's height steps back and up to 6 and then 8
stories as it transitions toward the site's center and rear adjacent to the 405 Freeway and
the Sherman Oaks Galleria's multi-story parking structure.
The proposed height is
needed to elevate the first two or three residential levels above the 26-foot tall Caltrans
wall, thereby allowing light and air, as well as unobstructed views of the Santa Monica
Mountains and the Sepulveda Basin. The proposed building heights are consistent with
or lower than many of the existing buildings in the area, including the Galleria and its
parking structure, the 16-story Comerica Bank building, the approximately 20-story
National City Bank building, 13-story CitiBank Building as well as other structures found
in the Regional Commercial area surrounding the intersection of Sepulveda and Ventura
Boulevards (Exhibit D: surrounding height graphic).

I

Specific Plan
The Specific Plan does not expressly address alcohol-servinq uses. The sales of
alcoholic beverages are secondary and make up a small part of the overall sales and
storage areas of the primary grocery store use. The purpose of the Specific Plan first and
foremost is to "assure that an equilibrium is maintained between the transportation
infrastructure and land use development in the Corridor ....". The proposed Project
accomplishes this in two ways. First, as discussed previously, since the site enjoys a
Regional Commercial land use designation, it could potentially be developed entirely with
retail/commercial uses, which typically are the largest generators of vehicular trips.
However, the Project is comprised of approximately 91 percent residential uses and only
9_percent of the square footage is dedicated to commercial uses which are dedicated to
neighborhood serving uses, the combination of which generates far fewer vehicular trips.
Therefore, the close proximity of the single family and multi-family residences and the onsite residences to the Project allows easy access to the grocery store by either pedestrian
foot traffic or by bicycles. Second, the sales of alcoholic beverages in connection with the
food sales promotes one-stop shopping and therefore assists in reducing vehicle trips
and at the same time provides an additional desirable use for those shoppers wishing to
purchase alcoholic beverages in connection with food purchases.
The Specific Plan requires four spaces per 1,000 feet of retail commercial floor area. The
proposed Project will provide 208 off-street parking spaces in a secure parking garage
immediately adjacent to the grocery store and retail spaces. In addition, there will be
adequate spaces and the employees will be required to park on-site. Therefore, this
parking provision will reduce the likelihood of vehicles spilling over into nearby residential
neighborhoods and clogging on-street parking areas.
'
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The Specific Plan also establishes regulations and guidelines to address the physical
appearance, the type of development, the relationship between land uses, and to
encourage a pedestrian friendly environment.
Specifically, the Plan seeks to promote
attractive and harmonious development and preserve and enhance the aesthetics of
each community. The inclusion of alcohol sales in conjunction with the grocery store will
not introduce an undesirable element into the neighborhood.
Sales of alcoholic
beverages will be conducted completely within the grocery store and will not be seen
from the public areas of the adjacent public sidewalks and streets. The proposed CUB is
consistent with and will achieve these goals.
The CUB is proposed in the grocery store commercial use which is permitted by right.
The General Plan promotes the provision of services throughout the City in locations that;
are convenient to the public yet that do not impact nearby properties. The proposed sete
of alcoholic beverages for off-site consumption would not impair the integrity and
character of the zone in which it is located because the sales of alcoholic beverages is
conducted completely inside the store and taken off-site to be consumed. The zone is
designated for various commercial uses, and no significant problems or negative impacts
have been caused by similar uses in the area or their patrons. However, the Sherman
Oaks - Studio City - Toluca Lake - Cahuenga Pass text is silent with regards to alcohol
sales.
Additional Findings
a) Explain how the proposed use will not adversely affect the welfare of the pertinent
community.
The proposed Project with the CUB will not adversely affect the welfare of the pertinent
community.
On the contrary, the approval of CUB will enhance the Sherman Oaks
community in the vicinity by providing easy access to the types of food and beverages
typically sold at such a full service grocery store. And, increased tax revenue is projected
with the sales of alcoholic beverages.
Over an 18-month period beginning in 2010, the Project engaged in a robust community
outreach effort. This vigorous outreach process benefited both the community and the
project. The end result included design changes, enhanced volunteered community
benefits and a Significant amount of support for the project. The Applicant agreed to
volunteer 28 conditions as part of this outreach process, including a 20% reduction in
density, the creation a 13,000-square foot Public Plaza, enhanced landscaping that
included an abandoned right-of-way and the establishment of a liaison to facilitate the
utilization of park fees in the immediate area. These volunteered conditions represent the
applicant's intention of working with the local community to achieve a project that meets
the needs of the community it serves and results in a top quality project without adverse
negative impacts that can hurt the success of a project.
The selling of a modest selection of alcoholic beverages will make up a small portion of
the overall grocery sales area. Sales is tailored to provide a safe, convenient alternative
to meet the needs for customers shopping for food and other related items typically sold
in grocery stores. The safest and most desirable manner of selling alcoholic beverages is
from within a larger store whose merchandise is varied, thereby precluding some of the
loitering, littering and public safety issues that can arise with free standing liquor stores.
The proposed project will have a positive impact on the economic welfare of the
community and approval of a conditional use for alcohol sales will not adversely affect the
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economic welfare of the community. The proposed project will complement and add to
the revitalization of the area. Approval of the CUB at this location is for the sale of
alcoholic beverages within a grocery store, which will enhance the economic welfare of
the community. A grocery store is a public amenity to residents of the area and thereby
enhances the economic welfare of the area as well. Such stores do not give rise to the
adverse affects often associated with stand-alone liquor stores such loitering, littering,
security and public safety.
Off-site sales of alcoholic beverages are an important
component to the success of a grocery store.
Further opportunities for success of the grocery store are great because there is a nearby
work force that can supply employees and there a large number of near-by residents and
6.5 million square feet of businesses in that vicinity who have easy access to shop.
b) Explain how the approval of the application will not result in or contribute to an
undue concentration of such establishments.
Granting a CUB permit for the sale of alcohol for off-site consumption at this location will
not result in an undue overconcentration of premises for the sale or dispensing of
alcoholic beverages in the area. The California Department of Alcoholic Beverage
Control ("ABC") determines the appropriate concentration of liquor licenses by US
Census Tract, i.e., by population residing within a census tract. The project is located in
Census Tract 1413.02 which has a year 2000 US Census-reported population of 5,325
persons. According to the ABC, the amount of liquor licenses for off-site consumption
that is appropriate for this population is four or one license per 1,618 persons. See
Census Tract and Liquor License Data (Attached to the Radius Map). There are currently
four establishments within the census tract that sell liquor for off-site consumption. The
census tract is therefore over-concentrated.
Of these four establishments, however, one
is a grocery store (Whole Foods Market), two are specialty wine/liquor stores (Wines of
the World and Valley Beverage Company) and one is classified as a market (Cost Plus
World Market). Three of the establishments (Whole Foods, Wines of the World and
Valley Beverage Company) sell a full line of alcoholic beverages, the remainder sells
beer and wine only. Therefore, the existence of a slight. overconcentration of off-sale
licenses in areas such as the subject vicinity is not automatically inappropriate and does
not necessarily constitute an undue concentration.
The proposed project will include uses that complement rather than detract from existing
uses in the area. As previously identified, although there is a Whole Foods Market south
of Ventura Boulevard, there are no grocery stores north of Ventura Boulevard within a
few miles of the project site. The CUB is only necessary for the sale of alcoholic
beverages. Thus, approval of the CUB would have no impact on whether or not there is
a concentration of outlets selling alcoholic beverages in the area. Moreover, the
Applicant has conducted market research which indicates that the proposed sales of
alcoholic beverages is appropriate for the site.
The ABC reports that within Crime Reporting District No. 971, 235 crimes were reported
within a twelve-month period compared to a citywide high average (120% of average
number of offences or 282 offences).
The total number of offences in the reporting
district was 254 crimes.
Therefore, this area is not considered to be a high crime
reporting district which would trigger a CALDERA finding do to the level of crime
(pursuant to CA Business and Professions Code Section 23958 and 23958.4.) A caldera
will be filed because the number of permits request will now exceed what is permitted.
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c)

Explain how the approval of the application
residential zones or uses.

will not detrimentally

affect nearby

Approval of the CUB will not detrimentally affect nearby residentially zoned properties.
The closest residentially-zoned properties are those roughly 100 feet to the east across
Sepulveda Boulevard, zoned R3-1, and developed with two and three-story apartment
buildings.
Single-family residential development is located adjacent to the abovementioned three-story apartment complex approximately 200 feet from the Project. The
conditional use application is for a small portion of the proposed project, the sale of
alcoholic beverages within a grocery store. As illustrated on The Market Plan - Sheet
R 100 (Exhibit G), the proposal includes approximately 2,000 square feet of alcohol
display area and an additional 400 square feet of storage. Sales of alcoholic beverages,
within the grocery store within a mixed-use development will not have a detrimental effect
on residential properties because there is no on-site consumption that could include noise
from patrons and traffic from late night parties that could spill over into the nearby
residential neighborhoods.
In addition, loitering, littering, traffic, safety or other
undesirable effects are reduced that could potentially occur in and around some
freestanding liquor store locations.
The proposed Project will provide a benefit to nearby residential uses by providing a
clean, convenient one-stop shopping location for groceries and for alcoholic beverages.
Currently, the project site is underutilized and a portion of the site nearly vacant. The
proposed Project will be a significant improvement over existing conditions.
The
residential portion of the proposed Project will be compatible with nearby residentially
zoned properties and the grocery store will be a benefit to the nearby neighborhoods in
the vicinity of the Project site because of its strategic location that promotes pedestrian
and bicycle access.
The Applicants extensive outreach program demonstrates the willingness to build a
project that satisfies the needs of the local community. The Applicant has volunteered 28
conditions designed to reduce potential impacts to satisfy local neighborhood concerns of
the proposed project.
The proposed Project will provide 208 off-street parking
garage immediately adjacent to the grocery store and retail
b adequate spaces dedicated to employees to park onsite.
park on-site. Therefore, this parking provision will reduce
over into nearby residential neighborhoods.
QUESTIONS REGARDING THE PHYSICAL DEVELOPMENT
a) What is the total square footage of the building
located in?

spaces in a secure parking
spaces. In addition, there will
Employees will be required to
the likelihood of traffic spilling

OF THE SITE

or center the establishment

is

The Project total will consist of a mixed-use development with 399 residential dwelling,
52,000 square feet of neighborhood serving commercial space for a total 582,359 square
feet.
b) What is the total square footage of the space the establishment
as above

will occupy?

Same

The grocery store in which the sale of alcoholic beverages occurs will contain
approximately 45,000 square feet of floor area. Alcohol sales would only require a small
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portion of that space for sales, display and storage. As illustrated on The Market Plan Sheet R100 (Exhibit G), the proposal includes approximately 2,000 square feet of alcohol
display area and an additional 400 square feet of storage.
c) What is the total occupancy
Department?

load of the space as determined

by the Fire

The occupancy load will be based on the Fire Department Standards
d) What is the total number of seats that will be provided

;'

indoors?

None. Outdoors?
There is no outdoor service of food or drinks including alcohol.
However, the proposed Public Plaza would include seatinq. Drinking of alcohol would not/
be permitted in the Public Plaza.
.
e) If there is an outdoor

area, will there be an option to consume

alcohol

outdoors?

None.
f)

If there is an outdoor
both?

area, is it on private property

or the public right-of-way,

or

None.
g) If an outdoor
obtained?

area is on the public right-ot-way,

has a revocable

permit been

N/A
h) Are you adding floor area?
This is a totally new residential and retail commercial project as described in Sec. b
above.
If yes, how much is enclosed?

100% Outdoors?

None

Parking
a) How many parking spaces are available

on the site?

There are a total of 1,206 parking spaces on site.
b) Are they shared or designated

for the subject

use?

There is no shared parking within this use. The commercial uses have dedicated
parking located at grade, residential will be in two levels of subterranean and
residential quest will be in a podium level mezzanine.
Parking for the retail portion of the site will be provided per code requirements of one
space per 250 square feet of retail uses (or four spaces per 1,000 square feet).
There will be a total of 208 spaces available for retail uses including the alcohol sales
occurring in the grocery. The Project will also include 998 resident and guest spaces
(7~8 for residents and 200 for guests) for the 399 unit residential portion of the
project.
Discretionary Request Application
Revised February 2013

69

Attachment A
c)

If you are adding floor area, what is the parking
Department of Building & Safety?

requirement

as determined

by the

One space per 250 square feet of retail uses (or four spaces per 1,000 square feet).
d) Have any arrangements

been made to provide

parking off-site?
t

No. Not required

i

e) If yes, is the parking secured via a private lease or a covenant/affidavit
by the Department of Building & Safety?

approved

/

N/A
f)

Please provide a map showing the location of the off-site parking and the distance,
in feet, for pedestrian travel between the parking area the use it is to serve.
No offsite parking is required or requested.

g) Will valet service

be available?

None is anticipated.

h) Is the site within 1,000 feet of any schools
churches or parks?

(public,

Will the service be for a charge?
private or nursery schools),

Yes, there are two schools: 1) Ivy Bound Academy at 15355 Morrison Ave. and
Devry University at 15301 Ventura BI.
i)

For massage parlors and sexual encounter establishments,
is the site within 1,000
feet of any other Adult Entertainment Businesses as defined by LAMe 12.70
B17?
N/A

QUESTION REGARDING THE OPERATION OF THE ESTABLISHMENT
a)

What are the proposed hours of operation and which days of the week will the
establishment be open?
M

Proposed
Hours of
Operation

6:00
AM
To

12:00

Tu

W

Th

F

Sa

Su

6:00 AM

6:00 AM

6:00 AM

6:00 AM

6:00 AM

6:00 AM

To

To

To

To

To

To

12:00 AM

12:00 AM

12:00 AM

12:00 AM

12:00

12:00

AM

AM

AM
Proposed
Hours of
Alcohol Sales

6:00

6:00 AM

6:00 AM

6:00 AM

6:00 AM

6:00 AM

6:00 AM

AM

To

To

To

To

To

To

To

12:00 AM

12:00 AM

12:00 AM

12:00 AM

12:00
AM
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b) Will there be entertainment such as a piano bar, dancing, live entertainment,
movies, karaoke, video game machines, etc ... ? Please specify:
No, this use will be a grocery store.
c) Will there be minimum age requirements for entry?
the minimum age requirement and how will it be enforced?

If yes, what is
,
/

Alcohol sales will occur within the grocery store.
Grocery clerks will check
identification of any customer purchasing alcohol who looks to be 30 years of age or
younger.
d) Will there be any accessory retail uses on the site? No. What will be sold?

Security
a)

How many employees will you have on the site at any given time?
Between 30 - 60 employees depending on the final uses at the site.

b)

Will security guards be provided on-site?
Security guards will be employed. At least one security guard will patrol the
commercial portions of the project.

c)

If yes, how many and when?
At least one security guard will patrol the commercial portion of the project during
regular hours of operation.

d)

Has LAPD issued any citations or violations?
No, this is a vacant site. If yes, please provide copies.

Alcohol
a)

Will there be beer & wine only., or a full-line of alcoholic beverag.es
available?
Full line of alcoholic beverages.

b)

Will "fortified" wine (greater than 16% alcohol) be sold?
No.

c)

Will alcohol be consumed on any adjacent property under the control of the
applicant?
It important to note that the Project is a mixed-use design which includes
residential uses. It is anticipated that residents of the Project would shop at the
grocery store and would likely purchase alcoholic beverages. Furthermore such
, purchases wou.ld likely be consumed in their own private residences.
The
Applicant has no control over the consumption of alcohol within the private
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property of the residences. However, no other uses on the site will permit the
consumption of alcohol off-site.

d)

Will there be signs visible from the exterior that advertise the availability of
alcohol?
The exterior signage of the Project will comply with all applicable regulations for
tenant signage and any restrictions on alcohol-related signage.

;'

Food

a)

Will there be a kitchen on the site?

.I

There is no kitchen on site as defined in Section 12.03 of the LAMe.
b)

Will alcohol be sold without a food order?
Alcohol will be sold separately in the grocery store.

c)

Will the sale of alcohol exceed the sale of food items on a quarterly basis?
The ratio of alcohol-to-food sales is most often an issue for establishments that
sell alcohol for on-site consumption such as restaurants. It is not appropriately
applied to grocery stores selling alcohol for off-site consumption.
Furthermore,
local governments are preempted by State regulation regarding any restrictions
on the volume of alcohol sales. Nevertheless, within the grocery store, it is
expected that food items will account for the majority of sales.

d)

Provide a copy of the menu if food is to be served.
N/A

On-Site
a} Will a bar or cocktail rounge be maintained incidental to a restaurant?
No. There will be no cocktail lounge or restaurant; the proposed use is a grocery
store.
b) If yes, the floor plans must show the details of the cocktail lounge and the
separation between the dining and lounge facilities.
NfA
c) Will off-site sales of alcohol be provided accessory to on-site sales ("Take
Out")?
No, there will be no on-site sales of alcohol. Consumption on-site of items purchased
is not intended for the site.
d) If yes, a request for off-site sales of alcohol is required as well.
The Applicant is required to have an off-site sales license for the grocery store.
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e) Will discounted alcoholic drinks ("Happy Hour") be offered at any time?
N/A
Off-Site
a) Will cups, glasses or other containers be sold which might be used for the
consumption of alcohol on the premises?
;'

Paper goods including plates, cups and utensils will be sold at the market, however, it
is not intended for the consumption of liquor on the premises. Employees will be
trained to stop customers from consuming alcohol on the site. Security will also be
employed by the Applicant to control the site.
,I

b) Will beer or wine coolers be sold in single cans, or will wine be sold in
containers less than 1 liter (750 ml)?
Customers will be able to purchase single cans of beer and wine coolers from the
grocery store.
CALDERA

BILL (CA Business

and Professions

Code Section 23958 and 23958.4)

If ABC has determined that an eligible use is in an area of high crime or undue
concentration of licenses, the City Council will need to make the finding that the issuance
of the license is required for public convenience or necessity.
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FINDINGS FOR
THE SUBDIVISION MAP ACT
PURSUANT TO L.A.M.C. SECTION 17.01

A. The proposed map will be/is consistent with applicable General and Specific Plans.
The Applicant requests approval of Vesting Tentative Tract Map (Tract No. 061216)62 to
merge the land into a single ground lot, with 9 airspace lots, to facilitate the creation of a
mixed-use development consisting of approximately 399 residential condorniniurns'r' units
with approximately 52,000 square feet of commercial space.
.I

The proposed tract map is consistent with the spirit of the General Plan Framework, the
Sherman Oaks-Studio City-Toluca Lake-Cahuenga Pass Community Plan, the Housing
Element, the Transportation Element, the Open Space elements of the City as well as the
Ventura-Cahuenga
Boulevard Corridor Specific Plan.
Where there are inconsistencies
between the Project and the Plans, the Applicant is seeking relief from certain standards via
the entitlements discussed at the end of this Finding.
General Plan Framework
The General Plan's Regional Center designation, applicable to this site, is applied to "higherdensity places whose physical form is substantially differentiated from the lower-density
neighborhoods of the City.,,64 Generally, Regional Center designations will offer floor area
ratios ranging up to 6:1 and are characterized by six- to twenty-story (or higher) buildings as
determined in the community plan. While not as intense as the City's vision for the land use
designation, the II Villaggio Toscano project's residential intensity provides realistic
opportunities to reduce vehicle miles traveled in the City. This project locates housing
density near a significant number of jobs as well as entertainment and retail uses.
Additionally, the Project's neighborhood-serving
retail uses create a new amenity within
walking distance of existing area residents and employees. According to the General Plan,
Regional Centers typically provide a significant number of jobs and many non-work
destinations that generate and attract a high number of vehicular trips. Additionally, Regional
Centers are usually major transportation hubs. Consequently, each center is intended to
provide extensive transit opportunities and transportation alternatives.
The project site is
located within % mile of a major jobs center well-served by public transit.
The proposed
mixed-use project, with higher density residential units, is compatible with the General Plan's
land use designation of Regional Center, which seeks to locate more intense housing in
proximity to jobs and public transit.
Community Plan
The Community Plan designates the site as Regional Commercial. As defined in the Specific
Plan, the "Regional Commercial" land use designation in the Community Plan is "a focal point
of regional commerce, identity and activity and containing a diversity of uses, such as
corporate and professional offices, residential, retail commercial malls, government buildings,
major health facilities, major entertainment and cultural facilities, and supporting services.
Please note the original Tract submission on November 12, 2004, was revised in November 2010 to reflect the C2
Zone change request in lieu of the RAS4 zone noted in the original submission and to add airspace lots. In
October 2012, the Applicant submitted another revised map to reflect changes made during the public outreach
phase of the project.
63 The Applicant requests the Tract map for financing reasons, but has every intention to maintain ownership of the
project and rent the units,
64
Principal Framework Element Policies: Land Use - Regional Centers discussion found in the Executive Summary
of the General Plan Framework Element http://cityplanning.lacity.org/cwd/framwk/chaptersIOO/OO.htm,
Page 3
62
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The Community Plan highlights the area as "mixture of diverse office uses, retail and service
activities?".
This density of jobs creates a perfect opportunity to reduce vehicle miles
traveled by locating residential units within walking distance of an employment center.
The Community Plan identifies several issues and opportunities for residential uses in the
Sherman Oaks area. In order to address those issues and opportunities, the Community
Plan includes the following Policies:
/

1-2.1 Locate higher residential densities near commercial centers, rail transit stations and
major bus routes 'where public services facilities, utilities and topography will accommodate
this development.
From a residential perspective, the proposed project would locate "housing in a manner
which reduces vehicular trips and makes it accessible to services and facilities,,66 and with
access to transit.67
The project site is located proximate to 6.5 million square feet of
commercial office space and numerous retail and entertainment uses consistent with the
area's Regional Center/Commercial land use designations. These uses provide numerous
opportunities for residents to walk to work, as well as to easily access shopping and
recreational opportunities.
For those individuals that cannot walk to work, the site offers
numerous transit opportunities within easy walking distances.
This site is located along
Sepulveda Boulevard (a Major Highway) which is serviced by three MTA Rapid Buses
providing access to the very successful Orange Line and numerous regional job centers.
1-2.2 Encourage multiple residential development in commercial zones.
While only a portion of this site is currently zoned commercial, the entire site enjoys
Commercial land use designations in the General Plan Framework (Regional Center) and the
Community Plan/Specific Plan (Regional Commercial), both of which envision intense
commercial development while also permitting residential uses as part of mixed-use
developments. In an effort to reduce trips in the area the project locates a significant amount
of density within walking distances of these commercial uses along Ventura Boulevard and
provides transit opportunities to various other commercial centers including Warner Center,
Universal Studios, the Van Nuys Municipal center, Westwood Village/UCLA and downtown
Los Angeles.
1-4.2 Promote housing in mixed use projects in pedestrian oriented areas and transit oriented
districts.
2-3.2 New development needs to add to and enhance the existing pedestrian street activity
While the project is just outside a Pedestrian Oriented District, it is being designed with many
of the design features envisioned for such a district. As part of the community outreach
effort, the Applicant agreed to submit to the Department of Public Works for their review and
approval a Pedestrian, Streets cape and Transit Enhancement Plan to provide pedestrian,
streetscape and transit enhancements to promote consistency with the neighboring Sherman
Oaks Streetscape and Design Plan, with the objective of fostering a high-quality pedestrian
environment along the Project's Sepulveda Boulevard frontage. The Plan may include such
features as street trees, planter boxes, street furniture, improvements to broken and uneven

65
66
67

Sherman Oaks-Studio City-Toluca Lake-Cahuenga Pass Community Plan, page 1-8
Sherman Oaks-Studio City-Toluca Lake-Cahuenga Pass Community Plan, Objective 1-2, Page 111-3.
Sherman Oaks-Studio City-Toluca Lake-Cahuenga Pass Community Plan, Policy Objective 1-4.2, Page 111-4.
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sidewalks, sidewalk and intersection scoring, street lighting, bicycle racks, bus shelters, and
urban swales.
The Project's proximity to the intersection of Ventura and Sepulveda Boulevards would
encourage pedestrian activity from the Project's residents, as they will likely walk to the
various commercial and retail uses in the vicinity, as well as to employment opportunities.
As mentioned above the project site is within walking distance of three metro Rapid Buses
providing express service to numerous job centers and a variety of local bus lines that can
also be accessedat the intersection of Sepulveda and Ventura Boulevards.
2-3.5 Require that mixed use projects and development in pedestrian oriented districts be
designed and developed to achieve a high level of quality, distinctive character, and!
compatibility with existing uses.
The project provides significant vertical and horizontal articulation and a large 13,000-square
foot Public Plaza, which creates a distinctive design unparalleled when compared to
development in the area, The building's massing steps up as it moves away from the
Sepulveda Boulevard frontage, creating consistency with the existing built environment and
pushing the project's building height as far from the closest single family neighborhood as
practical. The Project's Sepulveda Boulevard frontage is designed with a 4-story structure
consistent with the 4.5 levels associated with the Grand Apartments located to the site's
south. The building's height steps back and up to 6 and then 8 stories as it transitions toward
the site's center and rear adjacent to the 405 Freeway and the Sherman Oaks Galleria's
multi-story parking structure. The proposed height is needed to elevate the first two or three
residential levels above the 26-foot tall Caltrans wall, thereby allowing light and air, as well as
unobstructed views of the Santa Monica Mountains and the Sepulveda Basin. The proposed
building heights are consistent with or lower than many of the existing buildings in the area,
including the Galleria and its parking structure, the 16-story Comerica Bank building, the
approximately 20-story National City Bank building, 13-story CitiBank Building as well as
other structures found in the Regional Commercial area surrounding the intersection of
Sepulveda and Ventura Boulevards (Exhibit 0: surrounding height graphic),
These nearby taller structures are consistent with the "Regional Center" land use designation
in the General Plan Framework, which defines "Regional Centers" as characterized by 6- to
20-stories (or higher). As a result, the proposed project's height is consistent with the
General Plan Framework, the Community Plan and the built environment. As designed, only
approximately 32% of the site would exceed the height limit for the property under the
Specific Plan, and those areas would be located to the center and rear of the site, as far
away as possible from the single family homes located east of Sepulveda Boulevard.
Sepulveda Boulevard, developed at a 104-foot right-of-way, creates a larger buffer between
the first residential uses, located in an R3 Zone, and another 150 feet further away still from
the first single family zoned properties. The mixed-use project is designed to achieve a high
level of quality and to be compatible with the existing uses of the surrounding built
environment.
The mixed-use project is consistent with the development in the area in that it creates a
transition from high intensity commercial to the lower density residential found east of
Sepulveda Boulevard. More importantly, greater housing opportunities would be provided for
area workers, while area residents and workers would have easy walking access to
neighborhood-serving retail uses including a grocery store. The Project complies with the
Policy's stated requirement that a mixed-use project be designed and developed to achieve a
high level of quality, distinctive character, and compatibility with existing uses.
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2-3.6 Require that the first floor street frontage of structures, including mixed use projects
and parking structures located in pedestrian oriented districts, incorporate commercial uses.
As illustrated in the project drawings, the ground level fronting along Sepulveda Boulevard is
dedicated to neighborhood-serving commercial uses in addition to its enhanced pedestrian
streetscape and large Public Plaza. All of these elements combine to promote pedestrian
activity in the area, and the commercial uses would benefit the surrounding community. The
Project complies with the Policy's stated requirement that the first floor street frontage of the
building incorporates commercial uses.

/

2-3.7 Promote mixed use projects in proximity to transit stations, along transit corridors, and
in appropriate commercial areas.
.

I

The proposed project is a mixed-use project located within walking distance of three Rapid
Bus stops, as discussed in detail in the "Transit Options" section above.
2-4.4 Landscaped corridors should be created and enhanced through the planting of street
trees along segments with no building setbacks and through median planUngs.
In addition to the enhanced streetscape discussed above, the Applicant has agreed to install
and maintain, with the approval of the Department of Public Works, landscaping within a
public right-of-way island along Sepulveda Boulevard between Moorpark Street and
Camarillo Street consistent with the landscaping along the Project's Sepulveda Boulevard
frontage.
5-1.3 Require development in major opportunity sites to provide public open space.
The project is proposing to construct a publicly accessible 13,000-square foot Public Plaza
along its Sepulveda Boulevard frontage.
The Plaza would be designed as a passive
gathering place for the community that includes ample landscaping and intimate seating
areas. The size of this Plaza is significantly larger than any other public space on private
property in the area.
The Urban Design Element ofthe Community Plan requires that residential projects with five
or more units be designed around a landscaped focal point or courtyard to serve as an
amenity for residents.
The proposed project includes a large Public Plaza along its
Sepulveda Boulevard frontage, as well as several interior gardens, a park, and a bocce court
situated within the center of the development. The six residential buildings are built around
the periphery of this landscaped courtyard setting.
Although there would be approximately 78.5 percent lot coverage on the ground floor of the
project site, there would be approximately 61,500 square feet, or 1.5 acres, of both active
and passive open space opportunities for residents atop the residential podium. The open
space would include, but not be limited to, a variety of landscaped areas, a central park,
smaller landscaped corridors, a bocce court, a swimming pool, and meandering pathways
between buildings. Private space also would be provided as every unit would have its own
balcony. These open space areas are dedicated to the enjoyment of the residents of the
project and do not take into consideration the Public Plaza provided along Sepulveda
Boulevard.
The Project complies with the Policy's stated requirement that development
opportunity sites (which includes the project site) provides public open space.
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As outlined above, the proposed Subdivision is consistent with the Community Plan.
Housing Element
A proposed subdivision is consistent with the goals and the policies of the City's Housing
Element (2006-2014).
It would permit the construction of a dense mixed-use project
proximate to a significant employment center which is well-served by transit lines. The
Housing Element contemplates high density mixed-use projects located in the high intensity
commercial areas as a solution to the City's urgent housing shortage. The Project has the
added value of being located on a site separated from the closest single family area by 250
feet, while also reducing vehicle miles traveled.
The Housing Element states the City is facing an "unprecedented housing crisis?" and;
indicates that over 14,000 residential units'" need to be built to address its Regional Housing
Needs Assessment ("RHNA") numbers for the Study period of 2006-2014.
The Housing
Element estimates that the Sherman Oaks area has the capacity to accommodate
approximately 4,30070 of these required units without consideration of this development site.
The approval of a subdivision would permit the construction of the proposed 399 residential
unit project in an area contemplated by the City. Evidence of this intent is provided in the
General Plan's '~strategy to meet this challenge, by directing growth to transit-rich and job-rich
centers and supporting the growth with smart, sustainable infill development
and
infrastructure investmentsr" The project site is located proximate to an employment center,
which is well-served by public transit.
The approval of the subdivision would also permit the development
demonstrates consistency with the following Policies:

of a project which

Policy 1.1.4: Expand location options for residential development, particularly in designated
Centers, Transit Oriented Districts and along Mixed-Use Boulevards, and Policy 2.2.6: To
accommodate projected growth to 2014 in a sustainable way, encourage housing in centers
and near transit, in accordance with the General Plan Framework Element, as reflected in
Map I=S.1
As reflected In the graphic highlighting approximately 6.5 million square feet of commercial
floor area located in the area and with the General Plan's Regional Center and Community
Plan's Regional Commercial 'land use designations., this site is appropriate for a dense
residential project. Residents of this proposed project would have the opportunity to access
area jobs without driving personal vehicles, as they would have the attractive options of
walking, biking or utilizing the area's numerous public transit options. The intersection of
Sepulveda and Ventura Boulevards is well served by numerous transit lines including three
separate Rapid Bus lines providing regional connectivity.
Policy 1.2.3: Rehabilitate and/or replace substandard housing with housing that is decent,
safe, healthy, sanitary and affordable and of appropriate size to meet the City's current and
future household needs.
Prior to its demolition, the site was developed with low density older housing units, many of
which had reached the end of their life expectancy. The approval of this subdivision would
City of Los Angeles, Housing Element, Executive Summary, Page 1
City of Los Angeles, Housing Element, Executive Summary, Page 3, 112,876 units divided over 8 years ""
afProximate 14,109 per year
7 City of Los Angeles, Housing Element, Table 3.1 Summary of Sites with Housing Capacity
by
Community Plan Area, Page 3-2
68

69

71

City of Los Angeles, Housing Element, Executive Summary, Page 1
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allow for the construction of a unified development providing modern safe units with a variety
of sizes, thereby providing a wide range of housing options that helps to fulfill the City's
current and future housing needs.
Policy 2.1.2: EstabNsh development standards that enhance health outcomes.
Over the past few years the City Planning Commission has taken an increased interest in the
relationship of populations living near freeways and health risks. This issue creates tension
between the City's desire to focus high intensity residential development near jobs and transit
centers which aretypically serviced by or proximate to freeways and arterials.
In 2009, the City created a policy that required projects located near vehicular pollution
sources to include a higher level of air filtration and to consider these potential impacts when'!
designing the site massing and landscaping.
On November 8, 2012, the City Planning
Commission approved a Staff recommendation to attach a notice to all properties within
1,000 feet of a freeway highlighting that this potential health risk and that projects proposing
residential uses in such areas may be required to prepare a health risk assessment in
connection with such proposal.
The EIR for the project thoroughly analyzed the potential air quality impacts associated with
development of residential uses in close proximity to the 405 and 101 Freeways through the
preparation of a comprehensive Health Risk Assessment (HRA) by Air Quality Dynamics.
The HRA concluded that any potential impacts could be mitigated through MERV filtration.
While this is an important issue that the Project application has reviewed and mitigated, there
are a few considerations worth noting that further reduce the concerns. A key assumption of
the Health Risk Assessment is that individuals live in the same location for 90 years, creating
long-term pollution exposures. However, studies discussed in the EIR show that residents in
rental units live in the same location for 3-7 years, dramatically reducing the exposures,
Consequently, these studies are extremely conservative and do not adjust for the actual
length of time residents are exposed.
Additionally, there are many State and Local policy initiatives that directly and indirectly seek
to reduce the pollution levels generated from transportation.
A few examples include the
State of California's landmark land use legislation; SB 375 which implements AB 32, and was
adopted in September 2008. These state laws effectively linked transportation planning and
funding to land use and housing needs. A local level example would be the Clean Truck
Program proposed by the Mayor of Los Angeles in 2008 that immediately banned 10% of the
dirtiest trucks, resulting in the removal of 350 tons of harmful emissions. According to the
Port of LA's website,72 "In its first year, the program reduced the rate of port truck emissions
by an estimated 70 percent." Initiatives such as these, as well as ones that came before
them, have led to a reduction in health risks. This is highlighted well by an August 8, 2012
article in the Daily News which reported: "The level of dozens of volatile organic compounds
in the Los Angeles basin fell about 98 percent in the past 50 years, according to a study
funded by the National Oceanic and Atmospheric Administration,"
The Project has analyzed and addressed the Air Quality concerns raised in the Housing
Element thorough mitigation measures. Additionally, there are several policy initiatives that
will further reduce exposure levels.

72

Found at http://www,portoflosangeles.org/ctp/idx_ctp.asp
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Policy 2.2.3: Provide incentives
existing housing near transit.

and flexibility to generate new housing and to preserve

The Housing Element discusses providing additional trip credits for mixed-use development
located near transit. However, the EIR for the project conservatively did not apply such
credits. The Applicant proposes to maximize the project's number of residential units so as to
generate new housing desired by the Housing Element and to provide such housing in
proximity to transit, thereby diminishing the broader traffic impacts that otherwise would result
from satisfying this housing demand through multiple dispersed locations.
The approval of the subdivision and the Project's related entitlements provides a sufficient
incentive to construct these new residential units within walking distance of 3 Rapid Bus,
stops and other bus lines as well as major employment nodes.
.
Policy 2.2.4.: Promote and facilitate a jobs/housing

balance at a citywide level.

The approval of the subdivision would permit the construction of approximately 399
residential units within walking distance of approximately 6.5 million square feet of
commercial office space and an abundant and diverse array of retail and entertainment uses.
By .Iocating this type of density near jobs, the Project would promote a jobs/housing balance
with the Community Plan area,
Objective 2.3: Promote sustainable buildings, which minimize
environment and minimize the use of non-renewable resources.

adverse

effects

on the

The project is designed to achieve a LEED Silver compliance level.
Objective 2.4: Promote livable neighborhoods with a mix of housing types, quality design
and a scale and character that respects unique residential neighborhoods in the City.
The project promotes livability by providing opportunities for residents to walk to their jobs as
well as to their retail and entertainment needs.
The project includes ground level
neighborhood-serving retail uses located along Sepulveda Boulevard, in conjunction with a
13,OOO-square foot Public Plaza, allowing for shopping and gathering opportunities for area
residents.
The building massing is in character with the built environment.
The project
provides four-story elements along Sepulveda Boulevard consistent with the massing of the
Grand Apartments to the South of the site. Moreover, the project steps up to 6 and 8 stories
as it moves closer to the six-level Sherman Oaks Galleria parking structure and the abutting
freeway interchanges.
This design pushes the mass of the building away from the single
family development found east of Sepulveda Boulevard. The approval of the subdivision
would promote a livable neighborhood by allowing the development of a mixed-use project
that respects the unique residential neighborhoods that exist to the east of the project site.
For the reasons outlined above, the approval
objectives and policies of the Housing Element.

Transportation

of the Subdivision

is consistent

with the

Element

Approval of a Subdivision on the site would facilitate the construction of a project consistent
with the purposes of the General Plan's Transportation Element. This Element recognizes
that primary emphasis must be placed on maximizing the efficiency of existing and proposed
transportation infrastructure through advanced transportation technology, through reduction
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of vehicle trips, and through focusing growth in proximity to public transit. The proposed
Project would address trip reduction goals via its location and due to its inclusion of a detailed
transportation demand management ("TOM") program. The TOM would include an on-site
transit coordinator, discount bus passes provided at the time of lease signing, unbundled
parking and other similar transit-oriented measures. The Project's location is ideal to address
the concerns of vehicle miles traveled.
It is not only located in a Regional Center with
numerous entertainment options, it is proximate to 6.5 million square feet of commercial
office space and numerous transit options including three Rapid Buses and the Orange line.
The Transportation Element sets forth goals, objectives and policies to establish a citywide
strategy to achieve long-term mobility and accessibility within the City of Los Angeles. For
example:
•

Objective 2 strives to mitigate the impacts of traffic growth, reduce congestion, and
improve air quality by implementing a comprehensive program of multimodal
strategies that encompass physical and operational improvements as well as
demand management.
Within this Objective, the first policy header is Transportation Demand.
The
Applicant is working with a transportation demand consultant to craft an effective
strategy to reduce the use of private automobiles by the Project's residential tenants
and employees of the commercial uses. The Applicant also has proposed to explore
the creation of an area-wide transportation management organization tasked with
organizing area wide trip reduction measures.
The combination of the site's proximity to public transit and plentiful job opportunities
helps address the impacts of traffic growth, congestion and air quality issues. The
Applicant's initiation of a Transportation Demand Management program would
provide residents the opportunity to walk to work, to retail areas, or to a high quality
transit line. By providing alternatives to single occupancy automobile trips impacts to
air quality can be reduced.

•

Objective 3 strives to support development in regional centers, community centers,
major economic activity areas and along mixed-use boulevards as designated in the
Community Plans.
The Subdivision promotes consistency with this objective by allowing for the
development of new density near multiple bus lines that provide easy access not only
to Ventura Boulevard's multitude of jobs but also its regional transit network.

For these reasons outlined above, the approval of the Subdivision demonstrates consistency
with the Transportation Element of the General Plan.
Open Space Element
As referenced earlier in this application, the project incorporates three significant open space
elements. The project is proposing to provide 1.4 acres of common open space including
landscaping gardens and pool area for the enjoyment of the project residents.
A 13,000square foot Public Plaza is being designed with extensive landscape and hardscape
elements for use by the commercial patrons, project residents and community members.
Finally, the project is proposing to landscape and maintain an adjacent public right-of-way
southeast of the project along Sepulveda Boulevard.
The project and these proposed
improvements are consistent with the following goals and policies of the Open Space
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Element:
To provide an open space system which provides identity, form and a visual framework to the
City. (page 3: bullet 3 under Goals)
The project is proposing uniformed landscape design within both the project's Sepulveda
Boulevard frontage, including the Public Plaza, and the adjacent public right-of-way which it
has agreed to landscape and maintain.
The design would create a visual gateway into the
Sherman Oaks community,
This goal is implemented
following:

via a series of policies and the Project is consistent

with the
/

The provision of malls, plazas, green area, etc in structures of building complexes and the
preservation and provision of parks shall be encouraged (page 5: bullet 10 under Policies
General);
This private development would provide a 13,OOO-square foot Public Plaza available to the
community for passive recreation and community gathering. Additionally, the project would
provide an equivalent of an acre more open space for its residents than is required by Code.
The improvement of the public right-of-way creates a visually appealing green belt along
approximately 461 linear feet of Sepulveda. Each of these improvements would be fully
funded and maintained by the project.
Open Space areas shaff be provided or developed to serve the needs as appropriate to their
location, size and intended use of the communities in which they are located, as well as the
City and region as a whole (page 5: bullet 12 under Policies General);
As mentioned above, the project would provide significantly more open space for its residents
than is required by the Code, thus ensuring that the residents' needs are well served.
Additionally, the project would pay park fees (Quimby Fee) of approximately $1.6 million
based on the 399 residential unit project. This money is required by law to be spent on the
creation of new recreational facilities within a 2-mile radius of the project site.
Small parks, public and private should be located throughout the City (page 5: bullet 13 under
Policies General)
By setting aside approximately 61,500 square feet of area for common open space for project
residents that includes ample landscaping and a variety of gardens and trees, the proposed
project creates a small park which would otherwise not exist. While not a park per se, the
13,OOO-square foot Public Plaza provides additional open space for the area residents that is
not available today, while also providing a public gathering place favored by the local
community,
Private development should be encouraged to provide ample landscaped spaces, malls,
fountains, rooftop green areas and other aesthetic features which emphasize open space
values through incentive zoning practices or other practicable means. (page 7: bullet 3 under
Policies: Privately Owned Open Space Lands and Desirable Open Space)
The vast amounts of open space and landscaping created with the common areas, Public
Plaza, and the public-rights-of-way are facilitated by rezoning the site and granting it relief
from certain aspects of the Specific Plan.
Consequently, the approval of this Project
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encourages the creation of landscaping and green spaces.
As outlined above, the Subdivision facilitates the development of a project that is consistent
with Open Space element of the General Plan.
As discussed in full above, the approval of the Subdivision is consistent with the numerous
goals, objectives and policies of the General Plan, the Community Plan, the Housing
Element, the Transportation Element and the Open Space Element.

,..

I

Specific Plan
The Specific Plan designates the site with a "Regional Commercial"
which is defined in the plan as:

land use designation

"A land use designation in the Community Plan which is a focal point of regional
commerce, identity and activity and containing a diversity of uses, such as
corporate and professional
offices, residential,
retail commercial
malls,
government buildings, major health facilities, major entertainment and cultural
facilities and supporting services."
As envisioned by the Specific Plan, the site should be developed with active and intense
uses.
Purpose Statement A of the Specific Plan, which provides: "To assure that an equilibrium is
maintained between the transportation infrastructure and land use development in the
Corridor ... ,"
This statement creates a challenge for any development of this infill site due to its proximity
to a heavily traveled intersection of Ventura Boulevard and Sepulveda Boulevard. This
intersection is heavily traveled not only because it is surrounded by a large employment node
containing approximately 6.5 million square feet of commercial office spaces, numerous
retail, entertainment and services jobs in the area, but also because it is choke point between
the San Fernando Valley's low density residential communities and the job-rich Westside of
Los Angeles and its surrounding Cities.
If one is to develop a use which is consistent with the Specific Plan's vision for the land use
category, is financially feasible and helps achieve equilibrium between transportation and
land uses in the area, a high density mixed-use project appears to be the best use for the
site.
This is because the proposed mixed-use residential development generates
significantly fewer trips than even a Specific Plan compliant mixed-use project much less a
commercial use built to the 1.5:1 FAR standard.
Additionally, the proximity of the
employment node and the three Rapid Bus lines creates opportunities for residents to leave
their vehicles at home. As outlined in other portions of this application, the proposed use is
consistent with the vision for the area, generates fewer trips than other permitted uses, has
the ability to reduce some trips already coming into the area, is financially viable and
addresses an urgent housing need.
Purpose Statement D: To assure a balance of commercial land uses in the Specific Plan area
that will address the needs of the surrounding communities and greater regional area.
As evidenced in prior Findings, the area is developed with various commercial uses including
6.5 million square feet of commercial office space and numerous retail establishments along
Ventura Boulevard. Based on the volume of empty storefronts and shuttered businesses and
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on market studies discussed in previous Findings, the commercial (retail and office) rental
markets are struggling. Apparently, there is not enough business in the area to maintain
typical occupancy rates within many of these establishments.
Even if there were sufficient
demand to fill the existing uses, locating substantially more commercial uses on the project
site would not advance Purpose Statement D. The Community has expressed that it already
feels overburdened by traffic in part because there is such a large commercial node in the
area that is a regional draw and because the area is a conduit from the low density
residential development of the San Fernando Valley to the job-rich Westside of Los Angeles.
Consequently, meeting the area's housing demand and providing more local consumers to
patronize local businesses through a site that can provide the best opportunities to reduce
vehicle trips through transit and walking and also providing neighborhood-serving uses onsite helps to capture the balance sought by this Specific Plan purpose. In particular, the I
Project's new residents would lead to an increased demand for the commercial services. iri
the area, and the Project would not exacerbate the over-saturation of the commercial market.
Purpose Statement G: To enhance the plan area landscaping by providing guidelines and a
process for a coordinated landscaping program of public and private property for the Specific
Plan's communities.
The Project would provide approximately 93,500 square feet (or 2.15 acres) of public and
private open space, which exceeds its requirement by approximately 48,000 square feet (or
1.1 acre). This open space includes an approximately 13,000 square foot public plaza and
other pedestrian-oriented
improvements planned for the Sepulveda Boulevard frontage,
providing an inviting community gathering point with direct access into the project's
commercial uses.
While not technically applicable to the site, the Project would use the Sherman Oaks
Streetscape and Design Plan as a baseline to design the publicly accessible space of the
project. The project has also agreed to landscape and maintain, with the approval of the
Department of Public Works, an neglected island of public right-of-way paralleling Sepulveda
Boulevard from Camarillo south to Moorpark. The combination of the two areas would create
a uniformed entry into Sherman Oaks from the north.
Additionally, the Project would provide approximately 61,500 square feet (1.5 acres) of
common open space, in addition to the Public Plaza, on the project's podium level. The
buildings rising from the podium are arranged around a central park with three finger-shaped
open spaces connecting the central park to Sepulveda Boulevard and Camarillo Street. As
requested by the Community, the landscaping within these fingers would be visible from
Sepulveda Boulevard and in some cases cascade over the podium edge.
The proposed project includes an enhanced landscaped plan, on-site and off-site, which is
based on the City's Sherman Oaks Streetscape and Design Plan.
Purpose Statement H: To promote an attractive pedestrian environment which will encourage
pedestrian activity and reduce traffic congestion.
While the project is just outside a Pedestrian Oriented District, it is being designed with many
of the design features envisioned for such a district. The Applicant agreed to submit to the
Department of Public Works for their review and approval a Pedestrian, Streetscape and
Transit Enhancement Plan to provide pedestrian, streetscape and transit enhancements to
promote consistency with the neighboring Sherman Oaks Streetscape and Design Plan, with
the objective of fostering a high-quality pedestrian environment along the Project's Sepulveda
Boulevard frontage.
The Plan may include such features as street trees, planter boxes,
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street furniture, improvements to broken and uneven sidewalks, sidewalk and intersection
scoring, street lighting, bicycle racks, bus shelters, and urban swales.
The Project is within walking distance of three MTA Rapid Buses providing express service to
numerous job centers and a variety of local bus lines that can also be accessed at the
intersection of Sepulveda and Ventura Boulevards.
The Project is consistent with the principles, intent and goals of the Specific Plan. However,
to be consistent with the site's governing Plans, the Applicant requests approval of
discretionary requests discussed in this application.

8) The Design and improvement of the proposed subdivision are consistent with
applicable General and Specific Plans.
As designed, the proposed tract map is consistent with the Sherman Oaks - Studio City Toluca Lake - Cahuenga Pass Community Plan and the Ventura/Cahuenga
Boulevard
Corridor Specific Plan. The design approach for II Villaggio Toscano evolved from a
response to its unique site context and its design principles, which include diversity, the
importance of site context, and sustainabi.lity.
The project consists of 399 residential units built over 52,000 square feet of commercial that
consists mainly of a 45,000-square foot neighborhood grocery store. The location, design
and uses of II Villaggio Toscano would benefit the public by situating it near high quality
transit, numerous jobs and entertainment options, and, consistent with the City's vision of a
Regional Commercial, would provide much needed housing in an area dominated by
commercial uses. Both the Community and Specific Plans promote the virtues of mixed-use
developments, including the benefits inherent in locating housing proximate to services,
facilities and public transit so that vehicular trips would in turn be reduced.
The Residential section of the Community Plan, in its introduction to land use goals and
policies, indicates that areas "around transit stations and along transit corridors would realize
any changes in density as existing properties zoned for multi-family development continue to
build out to their maximum potential." The project site is located along the major commercial
corridor of Sepulveda Boulevard and in close proximity to Ventura Boulevard, a major transit
corridor. Objective 1-2 of the Community Plan encourages locating new housing in a manner
which reduces vehicular trips and makes it accessible to services and facilities by
encouraging higher residential densities near commercial centers, rail transit stations and
major bus routes. The property is in a unique location because it affords a high intensity
development the opportunity to locate 399 residential units in the middle of a major office and
retail district providing tenants the opportunity to walk to their shopping and dining
destinations and perhaps even their places of employment.
A related action of the Applicant's request to approve the tract map is a request for a Zone
Change of the entire site to the C2 Zone, consistent with the Community Plan's Regional
Commercial land use designation. The Commercial section of the Community Plan, in its
introduction to land use goals and policies, notes the following:
Plan policy provides for the development of single or aggregated parcels for mixed
use commercial and residential development.
These structures would normally
incorporate retail, office, and/or parking on the lower floors and residential units on the
upper floors. The intent is to provide housing in close proximity to jobs, to reduce
vehicular trips, to reduce congestion and air pollution, to assure adequate sites for
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housing, and to stimulate pedestrian oriented areas to enhance the quality of life in
the Plan area.73
The Commercial section of the Community Plan proposes policies that support new
development which "add to and enhance the exi.sting pedestrian street activity" and that
ensure that commercial
"infill projects achieve harmony with the best of existing
development."
The Community Plan encourages mixed-use projects that preserve and
enhance pedestrian oriented areas. Policy 2-3.7 seeks to "promote mixed use projects in
proximity to transit stations, along transit corridors, and in appropriate commercial areas."
Upon the rezoning of the site to the commercial zone, the proposed mixed-use project, in
close proximity to several transit options, is appropriate to this commercial area. This is
already recognized by the Community Plan's Regional Commercial land use designation for;
this site.
.
II Villaggio Toscano would help revitalize this portion of Sherman Oaks by redeveloping an
extremely challenging 5-acre parcel bounded by two freeways and a major transportation
artery. On what is now primarily vacant land adjacent to the 1-405 and 1-101 Freeways would
be a well-designed, highly functional project that aesthetically contributes to the existing urban
form by providing an architectural transition between the freeways, office buildings, Sherman
Oaks Galleria, and multi-family homes to the east across Sepulveda Boulevard and to the
south across Ventura Boulevard. Leaving a large parcel vacant, especially a parcel that abuts
a freeway and therefore is partially hidden from view, would not enhance the area's safety, a
major priority for both the Community and Specific Plans. Crime is not the only potential
safety issue, however, as the property currently is surrounded by narrow sidewalks, even
though Sepulveda Boulevard is directly adjacent As part of the project, wider sidewalks with
street trees and landscaping would line Sepulveda Boulevard and Camarillo Street, creating a
safer zone where vehicular and pedestrian traffic meet.
The design of the proposed project is primarily guided by the spirit of the Specific Plan. The
Project proposes an economically viable use that generates fewer trips than the majority of
the commercial options built to at Specific Plan compliant FAR of 1.5:1. The project also
provides an abundance of open space, roughly 48,000 square feet more than what is
required. The majority of the common open space is in the form of courtyards and different
gardens on the plaza level. Residential amenities such as a pool, bocce court and community
rooms would be provided. ,A large, 13,000 square foot Public Plaza along the Sepulveda
Boulevard frontage is framed by the retail uses, creating a community gathering point.
Finally, the main residential entry is located apart from the commercial activities on Camarillo
Street surrounded by communal spaces, a grand stair, and a fountain. Visitors can shop at
the grocery store or other retail stores l.ining Sepulveda via their respective entrances on
Sepulveda Boulevard.
The entrances and exits to the garages are both from Camarillo
Street and the fire/service lane alonq the northern edge of the site between the freeway and
the complex connecting Sepulveda Boulevard to Camarillo Street.
Based on the above and the prior Findings, the proposed Design of the Subdivision
consistent with the intent and purpose of the applicable General and Specific Plans.

73
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C) The site is physically suitable for the proposed type of development.
The subject site is physically suitable for the proposed type of development. It is a large site
that is designated for significant density, is easily accessible and well served by the
infrastructure required by the proposed development.
The 5-acre site generates a significant amount of density based on its land area. According
to the proposed C2 zone's base density it is permitted approximately 549 units. However, a
commercial zone combined with the site's land use designation permits a density exception
allowing approximately 1,100 units. Consequently, a site of this size is well suited for a
project with a density of 399 units.
The site is accessible from both Sepulveda Boulevard and Camarillo Street. Sepulveda
Boulevard is a designated Major Highway Class II with a variable width dedication ranging
between 100 to 104 feet. Sepulveda Boulevard provides access into the proposed Project
via a right-in/right-out service lane which follows the curve of the freeway interchange at the
site's rear. This lane provides access to the ground level commercial parking, the project's
commercial and residential loading docks as well as the two levels of subterranean
residential parking.
Camarillo Street is designated a Local Street (on the west side of
Sepulveda) with dedicated width of 60 feet.
It enjoys a signalized intersection with
Sepulveda Boulevard and provides access to the ground level commercial parking, the
residential drop-off area, the mezzanine level residential guest parking and the rear service
lane.
As outlined in the Project's EIR it is well served by the required utilities and infrastructure.
The EIR indicates that there is adequate water, wastewater and solid waste capacity to serve
the site. It also reviewed geological and soils capacities to ensure the suitability of the site as
well as the adequacy of the police and fire service.
The EIR notes that the "proposed
project would not result in significant impacts related to domestic water supply.:" In regards
to the water supply, the EIR recommends several water conservation measures that serve as
mitigation measures. Among other things, the EIR recommends the installation of highefficiency toilets, a demand water heater system, low-flow showerheads, high-efficiency
clothes washers and dishwashers, and irrigation controllers for the landscaped areas. The
EIR analyzed potential impacts of the project on existing wastewater (sewer) systems, and
noted that the project would provide for sewer improvements to connect to the existing
municipal sewer infrastructure, namely a sewer service connection to the 15-inch sewer main
within Sepulveda Boulevard and the sewer service connection to the 8-inch sewer line within
Camarillo Street. The EIR notes that the Project's impacts to the City's wastewater system
would be less than significant, and therefore, "no mitigation measures would be required.':"
The EIR notes that the Project would contribute to a cumulative significant impact on solid
waste disposal facilities during construction and operation, and, therefore, proposes
mitigation measures to reduce the project's contribution to the cumulative significant solid
waste impact to a less than significant level. The recommended mitigation measures for the
construction phase include requiring the construction contractor to contract for waste disposal
services with a company that recycles demolition and construction-related wastes, while also
facilitating on-site separation and recycling of demolition and construction-related wastes.
The recommended mitigation measures for the Project's operation include providing recycling
bins at appropriate locations on the project site to promote recycling of paper, metal, glass,
and other recyclable materials, and also requiring that all residential and commercial uses
established within the project site shall be permanently provided with clearly marked, durable,
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source sorted recyclable bins at all times to facilitate the separation and deposit of recyclable
materials.
The EIR notes that upon implementation
of these mitigation measures,
"cumulative impacts with regard to solid waste facilities during construction and operation of
the proposed project would be reduced to a less than significant level."76
The site is physically suitable for the development proposed by this Subdivision.
/
0) The site is physically suitable for the proposed density of development.
The site is physically suitable for the proposed density due to its size and its surrounding
environment.
As one of the largest undeveloped sites in the Specific Plan area it is,
designated for significant density. Its location in relationship to a large employment node and
quality public transportation creates realistic opportunities for some residents to leave their
automobiles at home, which in turn limits vehicle miles traveled. The Applicant is also
proposing to implement a Transportation Demand Management program and to help initiate
an area-wide Transportation Management Organization.
As mentioned previously in this application, the project site is designated for significantly
more density than proposed by the Project. Assuming the proposed subdivision is approved,
the post-dedicated site would generate 549 units at the by-right density of 1 unit per 400
square feet of land area and just shy of 1,100 units with the density exception allowed for
mixed-use development by LAMC 12.22 A.18.
The site's suitability for the proposed density is exemplified by its proximity to an employment
node and its proximity to high quality transit. Exhibit A illustrates the site's proximity to 6.5
million square feet of commercial office space. In addition to the vast array of proximate
office jobs, the Sherman Oaks Galleria as well as the Ventura Boulevard corridor generate
hundreds more retail and service jobs. The proximity of this largely residential project
(approximately 91 % of the requested floor area) would allow project residents the real
opportunity to walk, bike or otherwise reduce their vehicle miles traveled to work. The public
transit options in the area provide another realistic opportunity for the project residents and its
retail employees to reduce their vehicle miles traveled. The Project's proximity to transit
options, approximately }4-mile to three Metro Rapid Bus stops at the intersection of Ventura
and Sepulveda Boulevards, makes it standout as an ideal in-fill development site. These
three high frequency bus lines provide access to numerous jobs centers, including the Van
Nuys Government Center, Warner Center, Westwood Village/UCLA and Universal City. The
Metro Rapid Bus lines also provide access to the very successful Orange bus line and the
Metro Red line. Currently, Metro is considering Sepulveda Boulevard one of its major northsouth connectors through the San Fernando Valley to the Westside of Los Angeles. Only
about 12 percent of the potential infill sites in California are within a quarter of a mile of a
high-frequency bus line." The site's proximity to these transit options provides for optimal
mixed-use infill development potential.
In an attempt to capitalize on its proximity to jobs and transit, the application includes a
comprehensive Transportation Demand Management ("TOM") program with an array of
transportation demand management strategies. The Plan will offer incentives such as transit
subsidies, unbundled parking and an on-site transit coordinator to promote public transit
ridership. Furthermore, the Applicant is proposing that its Project Impact Assessment fee be
used to establish an area-wide Transit Management Association/Organization
to engage
Page IV-L-91 of the Final Environmental Impact Report for II ViHaggioToscano Project.
Housing Policy Debate, Vol. 17 Issue 4 "The Future of Infill Housing in California: Opporlunities, Potential, and
Feasibility" supra p. 695.
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existing businesses and their employees in trip reduction opportunities.
The site's distance from its closest residential neighbors and its relationship to higher
intensity commercial uses also makes it suitable for the Project's proposed density. The
closest residential use (which are multi-family residential) is located over 100 feet to the east
across Sepulveda Boulevard, a designated Major Highway Class II. Multi-family residential
uses are also located south of the project site on the west and east side of Sepulveda.
However the closest R1 density is more than 250 feet way across Sepulveda Boulevard.
Meanwhile, the Galleria and its parking structure, the 16-story Comerica Bank building, the
approximately 20:"story National City Bank building, 13-story CitiBank Building as well as
other structures found in the Regional Commercial area surrounding the intersection of
Sepulveda and Ventura Boulevards (Exhibit D: surrounding height graphic) are all examples
of a built environment more intense that the proposed project. Thus, the Project is not out of'
character for the area and would be compatible with other uses in the vicinity and physically
suitable for the proposed density of development.
Based on the above, the site is physically suitable for the proposed density of development
by this Subdivision.

E) The design of the subdivision and the proposed improvements are not likely to cause
substantial environmental damage or substantially and avoidably injure fish or wildlife
or their habitat.
An Environmental Impact Report has been prepared for the project and circulated for public
review. As demonstrated in the EIR, the project would not cause substantial environmental
damage. The EIR concludes the project site does not contain or support any known species
identified as candidate, sensitive, or special status by local or regional plans, policies or
regulations, or by the California Department of Fish and Game or U.S. Fish and Wildlife
Service. Impacts upon biological resources would therefore be less than significant and no
mitigation measures are required.
The site was previously developed with both commercial. and restdentlat uses, including a
four-story office building, damaged by the Northridge earthquake, an older two-story, 24-unit
multi-family apartment building complex located along Sepulveda Boulevard north of
Camarillo Street and south of the office building, and 11 single-story, single-family residential
units ranging in approximate size from 950 to 1,500 square feet located on the east and west
sides of Peach Avenue, on the north side of Camarillo Street and the south side of La Maida
Street. With the exception of a 1,040-square foot single-family residence (used by the
property's caretaker) located at 4804 Peach Avenue (northeast corner of Peach Avenue and
Camarillo Street), the project site is now vacant.
While there would be new buildings that take the place of the old buildings, this infill property
has always been developed and is envisioned to be even more intensively developed in the
future as its Regional Commercial designation attests. The mostly vacant site abuts two
freeways and a major arterial and is surrounded by commercial/retail and multi-family uses,
none of which provide a natural habitat for either fish or wildlife.
F) The design of the subdivision and the proposed improvements are not likely to cause
serious public health problems.
There appear to be no potential public health problems
subdivision or the proposed improvements to the property.
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EIR reviewed and proposed mitigations for health risks related to air quality.
Over the past few years the City Planning Commission has taken an increased interest in the
relationship of populations living near freeways and health risks. This issue creates tension
between the City's desire to focus high intensity residential development near jobs and transit
centers which are typically serviced by or proximate to freeways and arterials.
In 2009, the City created a policy that required projects located near vehicular pollution
sources to include a higher level of air filtration and to consider these potential impacts when
designing the site massing and landscaping.
On November 8, 2012, the City Planning
Commission approved a Staff recommendation to attach a notice to all properties within
1,000 feet of a freeway highlighting that this potential health risk needs to be analyzed if
residential uses are being proposed.
. .I
The EIR for the project thoroughly analyzed the potential air quality impacts associated with
development of residential uses in close proximity to the 405 and 101 Freeways through the
preparation of a comprehensive Health Risk Assessment (HRA) by Air Quality Dynamics.
The HRA concluded that any potential impacts could be mitigated through MERV filtration.
While this is an important issue that the Project application has reviewed and mitigated, there
are a few considerations worth noting that further reduce the concerns. A key assumption of
the Health Risk Assessment is that individuals live in the same location for 90 years, creating
long-term pollution exposures. However, studies discussed in the EIR show that residents in
rental units live in the same location for 3-7 years, dramatically reducing the exposures.
Consequently, these studies are extremely conservative and do not adjust for the actual
length of time residents are exposed. The design would also include enhanced air filtration
equipment of sufficient strength to mitigate the impact of the site's proximity to two freeways.
The development is required to be connected to the City's sanitary sewer system, where the
sewage will be directed to the LA Hyperion Treatment Plant, which has been upgraded to
meet State-wide ocean discharge standards. The Bureau of Engineering has reported that
the proposed subdivision does not violate the existing California Water Code because the
subdivision would be connected to the public sewer system and would have only a minor
incremental impact on the quality of the effluent from the Hyperion Treatment Plant. .

G) The design of the subdivision and the proposed improvements will not likely conflict
with easements required by the public at large for access through or use of property
within the proposed subdivision.
The proposed Subdivision would not conflict with any easements or public accessibility.
While it is accurate the proposed project seeks to vacate both La Maida Street and Peach
Avenue, these streets have long since lost their functionality.. With the construction of the
405 and the 101 Freeways, the usefulness of these streets was eliminated. They are now
dead-end street segments which only serve the site itself. The loss of this functionality has
since created a situation where they have been ignored by the City in terms of regular
maintenance.
Better public access around/or through the site would be provided by the
creation of the proposed service lane which connects Sepulveda Boulevard to the western
terminus of Camarillo Street. While this would be a private service road, it would be publicly
accessible 24-hours a day. Consequently, it would never be gated or secured.
The 13,090 square foot Public Plaza would also be accessible to the surrounding community
for the majority of the day, if not the entire day. In fact, the proposed Public Plaza has been
Discretionary Request Application
Revised February 2013

90

/

Attachment A
designed as an amenity for both project residents and the community alike, affording public
access to the project site from Sepulveda Boulevard. This area will provide an attractive
landscaped area, complete with seating, which would facilitate pedestrian activity in and
around the site, attracting use by project residents as well as area residents. The proposed
improvements gain their inspiration from the Sherman Oaks Streets cape and Design Plan,
which seeks to enhance public access and pedestrian activity.
For the reasons outline above, the public at large will benefit from the proposed subdivision
approval.

H) The design of the proposed subdivision will provide, to the extent feasible, for future
passive or natural heating or cooling opportunities in the subdivision. (REF. Section

66473.1)
1).

In assessing the feasibility of passive or natural cooling opportunities in the proposed
subdivision design, the Applicant has researched materials which consider the local
climate, contours, configuration of the parcels(s) to be subdivided and other design and
improvement requirements.

2).

Providing for passive or natural heating or cooling opportunities will not result in reducing
allowable densities or the percentage of a lot which may be occupied by a building or
structure under applicable planning and zoning in effect at the time the tentative map
was filed.

3).

The lot layout of the subdivision
north/south orientation.

4).

The topography of the site has been considered
natural heating and cooling opportunities.

5).

In addition, prior to obtaining a building permit, the subdivider shall consider building
construction techniques, such as overhanging eaves, location of windows, insulation,
exhaust fans; and the planting of trees for shade purposes.

has taken into consideration

In addition to the above, the following sustainable
incorporated into the project:
•

The project will achieve LEED Certification.
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FINDINGS FOR
SITE PLAN REVIEW
PURSUANT TO L.A.M.C. SECTION 16.05

1. That the project is in substantial conformance with the purposes, intent and
provisions of the General Plan, applicable community plan; and any applicable
specific plan.
The project is in substantial conformance with the purposes, intent and provisions of the
General Plan, applicable community plan; and any applicable specific plan. The project will I
be consistent with the character of development in the immediate area and will be in harmony
with the applicable elements of the General Plan. The City's long term vision for the site' is
one of intense uses creating synergy with the nearby employment Center which is served by
quality public transit. The Applicant is committed to creating a dynamic and visually appealing
development that improves the conditions of the site and improves the character of the
surrounding area.
General Plan Framework
The General Plan's Regional Center designation, applicable to this site, is applied to "higherdensity places whose physical form is substantially differentiated from the lower-density
neighborhoods of the City.,,78 Generally, Regional Center designations will offer floor area
ratios ranging up to 6:1 and are characterized by six- to twenty-story (or higher) buildings as
determined in the community plan. While not as intense as the City's vision for the land use
designation, the II Villaggio Toscano project's residential intensity provides realistic
opportunities to reduce vehicle miles traveled in the City. This project locates housing
density near a significant number of jobs as well as entertainment and retail uses.
Additionally, the Project's neighborhood-serving
retail uses create a new amenity within
walking distance of existing area residents and employees. According to the General Plan,
Regional Centers typically provide a significant number of jobs and many non-work
destinations that generate and attract a high number of vehicular trips. Additionally, Regional
Centers are usually major transportation hubs. Consequently, each center is intended to
provide extensive transit opportunities and transportation alternatives.
The project site is
located within % mile of a major jobs center well-served by public transit. The proposed
mixed-use project, with higher density residential units, is compatible and consistent with the
General Plan's land use designation of Regional Center, which seeks to locate more intense
housing in proximity to jobs and public transit.
Community Plan
The Community Plan designates the site as Regional Commercial. As defined in the Specific
Plan, the "Regional Commercial" land use designation in the Community Plan is "a focal point
of regional commerce, identity and activity and containing a diversity of uses, such as
corporate and professional offices, residential, retail commercial malls, government buildings,
major health facilities, major entertainment and cultural facilities, and supporting services.
The Community Plan highlights the area as "mixture of diverse office uses, retail and service
activines?".
This density of jobs creates a perfect opportunity to reduce vehicle miles
traveled by locating residential units within walking distance of an employment center.
Principal Framework Element Policies: Land Use - Regional Centers discussion found in the Executive Summary
of the General Plan Framework Element http://cityplanning.lacity.org/cwd/framwk/chapters/OO/OO.htm,
Page 3
7979
Sherman Oaks-Studio City-Toluca Lake-Cahuenga Pass Community Plan, page 1-8
78
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The Community Plan identifies several issues and opportunities for residential uses in the
Sherman Oaks area. lin order to address those issues and opportunities, the Community
Plan includes the fol'lowing Policies:
1-2.1 Locate higher residential densities near commercial centers, rail transit stations and
major bus routes where public services facilities, utilities and topography will accommodate
this development.
From a residential perspective, the proposed project would locate "housing in a manner
which reduces vehicular trips and makes it accessible to services and facilities"SO and with
access to translt. "
The project site is located proximate to 6.5 million square feet of
commercial office space and numerous retail and entertainment uses consistent with the
area's Regional CenterlCommercial land use designations.
These uses provide numerous
opportunities for residents to walk to work, as well as to easily access shopping and
recreational opportunities.
For those individuals that cannot walk to work, the site offers
numerous transit opportunities within easy walking distances.
This site is located along
Sepulveda Boulevard (a Major Highway) which is serviced by three MTA Rapid Buses and a
variety of local buses providing access to the very successful Orange Line and numerous
regional employment centers.
1-2.2 Encourage multiple residential development in commercial zones.
While only a portion of this site is currently zoned commercial, the entire site enjoys
Commercial land use designations in the General Plan Framework (Regional Center) and the
Community Plan/Specific Plan (Regional Commercial), both of which envision intense
commercial development while also permitting residential uses as part of mixed-use
developments. In an effort to reduce trips in the area the project locates a significant amount
of density within walking distances of these commercial uses along Ventura Boulevard and
provides transit opportunities to various other commercial centers including Warner Center,
Universal Studios, the Van Nuys Municipal center, Westwood Village/UCLA and downtown
Los Angeles.
1-4.2 Promote housing in mixed use projects in pedestrian oriented areas and transit oriented
districts.
2-3.2 New development needs to add to and enhance the existing pedestrian street activity
While the project is just outside a Pedestrian Oriented District, it is being designed with many
of the design features envisioned for such a district. As part of the community outreach
effort, the Applicant agreed to submit to the Department of Public Works for their review and
approval a Pedestrian, Streetscape and Transit Enhancement Plan to provide pedestrian,
streetscape and transit enhancements to promote consistency with the neighboring Sherman
Oaks Streetscape and Design Plan, with the objective of fostering a high-quality pedestrian
environment along the Project's Sepulveda Boulevard frontage. The Plan may include such
features as street trees, planter boxes, street furniture, improvements to broken and uneven
sidewalks, sidewalk and intersection scoring, street lighting, bicycle racks, bus shelters, and
urban swales.

80
81

Sherman Oaks-Studio
Sherman Oaks-Studio

City-Toluca Lake-Cahuenga
City-Toluca Lake-Cahuenga
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The Project's proximity to the intersection of Ventura and Sepulveda Boulevards would
encourage pedestrian activity from the Project's residents, as they will likely walk to the
various commercial and retail uses in the vicinity, as well as to employment opportunities.
As mentioned above the project site is within walking distance of three metro Rapid Buses
providing express service to numerous job centers and a variety of local bus lines that can
also be accessed at the intersection of Sepulveda and Ventura Boulevards.
/

2-3.5 Require that mixed use projects and development in pedestrian oriented districts be
designed and developed to achieve a high level of quality, distinctive character, and
compatibility with existing uses.
The project provides Significant vertical and horizontal articulation and a large 13,000-square
foot Public Plaza, which creates a distinctive design unparalleled when compared 'to
development in the area. The building's massing steps up as it moves away from the
Sepulveda Boulevard frontage, creating consistency with the existing built environment and
pushing the project's building height as far from the closest single family neighborhood as
practical. The Project's Sepulveda Boulevard frontage is designed with a 4-story structure
consistent with the 4.5 levels associated with the Grand Apartments located to the site's
south. The building's height steps back and up to 6 and then 8 stories as it transitions toward
the site's center and rear adjacent to the 405 Freeway and the Sherman Oaks Galleria's
multi-story parking structure. The proposed height is needed to elevate the first two or three
residential levels above the 26-foot tall Caltrans wall, thereby allowing light and air, as well as
unobstructed views of the Santa Monica Mountains and the Sepulveda Basin. The proposed
building heights are consistent with or lower than many of the existing buildings in the area,
including the Galleria and its parking structure, the 16-story Comerica Bank building, the
approximately 20-story National City Bank building, 13-story CitiBank Building as well as
other structures found in the Regional Commercial area surrounding the intersection of
Sepulveda and Ventura Boulevards (Exhibit D: surrounding height graphic).

/

These nearby taller structures are consistent with the "Regional Center" land use designation
in the General Plan Framework, which defines "Regional Center" as characterized by 6- to
20-stories (or higher). As a result, the proposed project's height ,is consistent with the
General Plan Framework, the Community Plan and the built environment. As designed, only
approximately 32% of the site would exceed the height limit for the property under the
Specific Plan, and those areas would be located to the center and rear of the site, as far
away as possible from the single family homes located east of Sepulveda Blvd. Sepulveda
Boulevard, developed at a 104-foot right-of-way, creates a larger buffer between the first
residential uses, located in an R3 Zone, and another 150 feet further away still from the first
single family zoned properties. The mixed-use project is designed to achieve a high level of
quality and to be compatible with the existing uses of the surrounding built environment.
The mixed-use project is consistent with the development in the area in that it creates a
transition from high intensity commercial to the lower density residential found east of
Sepulveda Boulevard. More importantly, greater housing opportunities would be provided for
area, while area residents and workers would have easy walking access to neighborhoodserving retail uses including a grocery store. The Project complies with the Policy's stated
requirement that a mixed-use project be designed and developed to achieve a high level of
quality, distinctive character, and compatibility with existing uses.
2-3.6 Require that the first floor street frontage of structures, including mixed use projects
and parkir;g structures located in pedestrian oriented districts, incorporate commercial uses.
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As illustrated in the project drawings, the ground level fronting along Sepulveda Boulevard is
dedicated to neighborhood-serving commercial uses in addition to its enhanced pedestrian
streetscape and large Public Plaza. All of these elements combine to promote pedestrian
activity in the area, and the commercial uses would benefit the surrounding community. The
Project complies with the Policy's stated requirement that the first floor street frontage of the
building incorporates commercial uses.
2-3.7 Promote mixed use projects in proximity to transit stations, along transit corridors, and
in appropriate commercial areas.
The proposed project is a mixed-use project located within walking distance of three Rapid
Bus stops, as discussed in detail in the 'Transit Options" section above.
2-4,4 Landscaped corridors should be created and enhanced through the planting of stre'et
trees along segments with no building setbacks and through median plantings.
In addition to the enhanced streetscape discussed above, the Applicant has agreed to install
and maintain, with the approval of the Department of Public Works, landscaping within a
public right-of-way island bound by Sepulveda Boulevard, North Sepulveda Boulevard,
Moorpark Street and Camarillo Street consistent with the landscaping along the Project's
Sepulveda Boulevard frontage.
5-1.3 Require development in major opportunity sites to provide public open space.
The Applicant is proposing to construct a publicly accessible 13,000-square foot Public Plaza
along its Sepulveda Boulevard frontage.
The Plaza would be designed as a passive
gathering place for the community that includes ample landscaping and intimate seating
areas. The size of this Plaza is significantly larger than any other public space on private
property in the area.
The Urban Design Element of the Community Plan requires that residential projects with five
or more units be designed around a landscaped focal point or courtyard to serve as an
amenity for residents.
The proposed project includes a large Public Plaza along its
Sepulveda Boulevard frontage, as well as several interior gardens, a park, and a bocce court
situated within the center of the development. The six residential buildings are built around
the periphery of this landscaped courtyard setting.
Although there would be approximately 78.5 percent lot coverage on the ground floor of the
project site, there would be approximately 61,500 square feet, or 1.5 acres, of both active
and passive open space opportunities for residents atop the residential podium. The open
space would include, but not be limited to, a variety of landscaped areas, a central park,
smaller landscaped corridors, a bocce court, a swimming pool, and meandering pathways
between buildings. Private space also would be provided as every unit would have its own
balcony. These open space areas are dedicated to the enjoyment of the residents of the
project and do not take into consideration the Public Plaza provided along Sepulveda
Boulevard.
The Project complies with the Policy's stated requirement that development
opportunity sites (which includes the project site) provides public open space.
As outlined above, the proposed Project is consistent with the Community Plan.
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Housing Element
A proposed Project is consistent with the goals and the policies of the City's Housing Element
(2006-2014).
It would permit the construction of a dense mixed-use project proximate to a
significant employment center which is well-served by transit lines. The Housing Element
contemplates high density mixed-use projects located in the high intensity commercial areas
as a solution to the City's urgent housing shortage. The Project has the added value of being
located on a site separated from the closest single family area by 250 feet, while also
reducing vehicle ~iles traveled.
The Housing Element states the City is facing an "unprecedented housing crisis,,82 and
indicates
that over 14,000 residential units83 need to be built to address its Regional Housing I
.
Needs Assessment ("RHNA") numbers.
The Housing Element estimates that within the
study period 2006-2014 that the Sherman Oaks area has the capacity to accommodate
approximately 4,30084 of these required units without consideration of this development site.
The approval of a subdivision would permit the construction of the proposed 399 residential
unit project in an area contemplated by the City. Evidence of this intent is provided in the
General Plan's "strategy to meet this challenge, by directing growth to transit-rich and job-rich
centers and supporting the growth with smart, sustainable infill development
and
infrastructure lnvestmentsr'" The project site is located proximate to an employment center,
which is well-served by public transit.
The approval of the Project would also permit the development of a mixed-use project which
demonstrates consistency with the following Policies:
Policy 1.1.4: Expand location options for residential development, particularly in designated
Centers, Transit Oriented Districts and along Mixed-Use Boulevards, and Policy 2.2.6: To
accommodate projected growth to 2014 in a sustainable way, encourage housing in centers
and near transit, in accordance with the General Plan Framework Element, as reflected in
Map ES.1
As reflected in the graphic highlighting approximately 6.5 million square feet of commercial
floor area located in the area and with the General Plan's Regional Center and Community
Plan's Regional Commercial land use designations, this site is appropriate for a dense
residential project. Residents of this proposed project would have the opportunity to access
area jobs without driving personal vehicles, as they would have the attractive options of
walking, biking or utilizing the area's numerous public transit options. The intersection of
Sepulveda and Ventura Boulevards is well served by numerous transit lines including three
separate Rapid Bus lines providing regional connectivity.
Policy 1.2.3: Rehabilitate and/or replace substandard housing with housing that is decent,
safe, healthy, sanitary and affordable and of appropriate size to meet the City's current and
future household needs.
Prior to its demolition, the site was developed with low density older housing units, many of
which had reached the end of their life expectancy. The approval of this subdivision would
allow for the construction of a unified development providing modern safe units with a variety
City of Los Angeles, Housing Element, Executive Summary, Page 1
City of Los Angeles, Housing Element, Executive Summary, Page 3, 112,876 units divided over 8 years :::
approximate 14,109 per year
8 City of Los Angeles, Housing Element, Table 3.1 Summary of Sites with Housing Capacity
by
Community Plan Area, Page 3-2
82
83

85

City of Los Angeles, Housing Element, Executive Summary, Page 1
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of sizes, thereby providing a wide range of housing options that helps to fulfill the City's
current and future housing needs.
Policy 2.1.2: Establish development standards that enhance health outcomes.
Over the past few years the City Planning Commission has taken an increased interest in the
relationship of populations living near freeways and health risks. This issue creates tension
between the City's desire to focus high intensity residential development near jobs and transit
centers which are typically serviced by or proximate to freeways and arterials.
In 2009, the City created a policy that required projects located near vehicular pollution
sources to include a higher level of air filtration and to consider these potential impacts when
designing the site massing and landscaping.
On November 8, 2012, the City Planning.'
Commission approved a Staff recommendation to attach a notice to all properties within
1,000 feet of a freeway highlighting that this potential health risk and that projects proposing
residential uses in such area may b required to prepare a health risk assessment in
connection with such proposals.
The EIR for the project thoroughly analyzed the potential air quality impacts associated with
development of residential uses in close proximity to the 405 and 101 Freeways through the
preparation of a comprehensive Health Risk Assessment (HRA) by Air Quality Dynamics.
The HRA concluded that any potential impacts could be mitigated through MERV filtration.
While this is an important issue that the Project application has reviewed and mitigated, there
are a few considerations worth noting that further reduce the concerns. A key assumption of
the Health Risk Assessment is that individuals live in the same location for 90 years, creating
long-term pollution exposures. However, studies discussed in the EIR show that residents in
rental units live in the same location for 3-7 years, dramatically reducing the exposures.
Consequently, these studies are extremely conservative and do not adjust for the actual
length oftime residents are exposed.
Additionally, there are many State and Local policy initiatives that directly and indirectly seek
to reduce the pollution levels generated from transportation.
A few examples include the
State of California's landmark land use legislation; SB 375 which implements AB 32, and was
adopted in September 2008. These state laws effectively linked transportation planning and
funding to land use and housing needs. A local level example would be the Clean Truck
Program proposed by the Mayor of Los Angeles in 2008 that immediately banned 10% of the
dirtiest trucks, resulting in the removal of 350 tons of harmful emissions. According to the
Port of LA's website,86 "In its first year, the program reduced the rate of port truck emissions
by an estimated 70 percent." Initiatives such as these, as well as ones that came before
them, have led to a reduction in health risks. This is highlighted well by an August 8, 2012
article in the Daily News which reported: "The level of dozens of volatile organic compounds
in the Los Angeles basin fell about 98 percent in the past 50 years, according to a study
funded by the National Oceanic and Atmospheric Administration."
The Project has analyzed and addressed the Air Quality concerns raised in the Housing
Element thorough mitigation measures. Additionally, there are several policy initiatives that
will further reduce exposure levels.
Policy 2.2.3: Provide incentives
existing housing near transit.
86

and flexibility

Found at http://www.portoflosangeles.org/ctp/idx_ctp.asp
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The Housing Element discusses providing additional trip credits for mixed-use development
located near transit. However, the EIR for the project conservatively did not apply such
credits. The Applicant proposes to maximize the project's number of residential units so as to
generate new housing desired by the Housing Element and to provide such housing in
proximity to transit, thereby diminishing the broader traffic impacts that otherwise would result
from satisfying this housing demand through multiple dispersed locations.
/

The approval of the Project's requested entitlements provides a sufficient incentive to
construct these new residential units within walking distance of 3 Rapid Bus stops and other
bus lines as well as major employment nodes.
Policy 2.2.4: Promote and facilitate

.I

a jobs/housing balance at a citywide level.

The approval of the Project would permit the construction of approximately 399 residential
units within walking distance of approximately 6.5 million square feet of commercial office
space and an abundant and diverse array of retail and entertainment uses. By locating this
type of density near jobs, the Project would promote a jobs/housing balance with the
Community Plan area.
Objective 2.3: Promote sustainable buildings, which mmumze adverse
environment and minimize the use of non-renewable resources.

effects

on the

The Project is designed to achieve a LEED Silver compliance level.
Objective 2.4: Promote livable neighborhoods with a mix of housing types, quality design
and a scale and character that respects unique residential neighborhoods in the City.
The Project promotes livability by providing opportunities for residents to walk to their jobs as
well as to their retail and entertainment needs.
The Project includes ground level
neighborhood-serving retail uses located along Sepulveda Boulevard, in conjunction with a
13,OOO-square foot Public Plaza, allowing for shopping and gathering opportunities for area
residents. The building's massing is in character with the built environment.
The Project
provides four-story elements along Sepulveda Boulevard consistent with the massing of the
Grand Apartments to the South of the site. Moreover, the Project steps up to 6 and 8 stories
as it moves closer to the six-level Sherman Oaks Galleria parking structure and the abutting
freeway interchanges. This design pushes the mass of the building away from the single
family development found east of Sepulveda Boulevard. The approval of the Project would
promote a livable neighborhood by allowing the development of a mixed-use project that
respects the unique residential neighborhoods that exist to the east of the project site.
For the reasons outlined above, the approval of the Project is consistent with the objectives
and policies of the Housing Element.

Transportation

Element

Approval of the Project on the site would facilitate the construction of a mixed-use project
consistent with the purposes of the General Plan's Transportation Element. This Element
recognizes that primary emphasis must be placed on maximizing the efficiency of existing
and proposed transportation infrastructure through advanced transportation technology,
through reduction of vehicle trips, and through focusing growth in proximity to public transit.
The proposed Project would address trip reduction goals via its location and due to its
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inclusion of a detailed transportation demand management ("TOM") program. The TOM
would include an on-site transit coordinator, discount bus passes provided at the time of
lease signing, unbundle parking and other similar transit-oriented measures. The Project's
location is ideal to address the concerns of vehicle miles traveled. It is not only located in a
Regional Center with numerous entertainment options, it is proximate to 6.5 million square
feet of commercial office space and numerous transit options including three Rapid Buses
and the Orange line.
;'

The Transportation Element sets forth goals, objectives and policies to establish a citywide
strategy to achieve long-term mobility and accessibility within the City of Los Angeles. For
example:
•

Objective 2 strives to mitigate the impacts of traffic growth, reduce congestion, and'
improve air quality by implementing a comprehensive program of multimodal
strategies that encompass physical and operational improvements as well as
demand management.
Within this Objective, the first policy header is Transportation Demand.
The
Applicant is working with a transportation demand consultant to craft an effective
strategy to reduce the use of private automobiles by the Project's residential tenants
and employees of the commercial uses. The Applicant also has proposed to explore
the creation of an area-wide transportation management organization tasked with
organizing area wide trip reduction measures.
The combination of the site's proximity to public transit and plentiful job opportunities
helps address the impacts of traffic growth, congestion and air quality issues. The
Applicant's initiation of a Transportation Demand Management program would
provide residents the opportunity to walk to work, to retail areas, or to a high quality
transit line. By providing alternatives to single occupancy automobile trips impacts to
air quality can be reduced.

•

Objective 3 strives to support development in regional centers, community centers,
major economic activity areas and along mixed-use boulevards as designated in the
Community Plans.
The Project promotes consistency with this objective by allowing for the development
of new density near multiple bus lines that provide easy access not only to Ventura
Boulevard's multitude of jobs but also its regional transit network.

For these reasons outlined above, the approval of the Project demonstrates consistency with
the Transportation Element of the General Plan.
Open Space Element
As referenced earlier in this application, the project incorporates three significant open space
elements. The project is proposing to provide 1.4 acres of common open space including
landscaping gardens and pool area for the enjoyment of the project residents.
A publicly
accessible 13,000-square foot Public Plaza is being designed with extensive landscape and
hardscape elements for use by the commercial patrons, project residents and community
members. Finally, the Project is proposing to landscape and maintain an adjacent public
right-of-way southeast of the project site along Sepulveda Boulevard. The Project and these
proposed improvements are consistent with the following goals and policies of the Open
Space Element:
Discretionary Request Application
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To provide an open space system which provides identity, form and
City. (page 3: bullet 3 under Goals)

a visual framework to the

The Project is proposing uniformed landscape design within both the project's Sepulveda
Boulevard frontage, including the Public Plaza, and the adjacent public right-of-way which it
has agreed to landscape and maintain.
The design would create a visual gateway into the
Sherman Oaks community.
This goal is implemented
following:

via a series of policies and the Project is consistent

with the

I

The provision of malls, plazas, green area, etc in structures of building complexes and tre
preservation and provision of parks shall be encouraged (page 5: bullet 10 under Policies
General);
This private development would provide a publicly accessible 13,000-square foot Public
Plaza available to the community for passive recreation and community gathering.
Additionally, the Project would provide an equivalent of an acre more open space for its
residents than is required by Code. The improvement of the public right-of-way creates a
visually appealing green belt along approximately 461 linear feet of Sepulveda. Each of these
improvements would be fully funded and maintained by the Project.
Open Space areas shall be provided or developed to serve the needs as appropriate to their
location, size and intended use of the communities in which they are located, as well as the
City and region as a whole (page 5: bullet 12 under Policies General);
As mentioned above, the Project would provide significantly more open space for its
residents than is required by the Code, thus ensuring that the residents' needs are well
served. Additionally, the Applicant would pay park fees (Quimby Fee) of approximately $1.6
million based on the 399 residential unit project. This money is required by law to be spent
on the creation of new recreational facilities within a 2-mile radius of the project site.
Small parks, public and private should be located throughout the City (page 5: bullet 13 under
Policies General)
By setting aside approximately 63,500 square feet of area for common open space for project
residents that includes ample landscaping and a variety of gardens and trees, the proposed
project creates a small park which would otherwise not exist. While not a park per se, the
publicly accessible 13,000-square foot Public Plaza provides additional open space for the
area residents that is not available today, while also providing a public gathering place
favored by the local community.
Private development should be encouraged to provide ample landscaped spaces, malls,
fountains, rooftop green areas and other aesthetic features which emphasize open space
values through incentive zoning practices or other practicable means. (page 7: bullet 3 under
Policies: Privately Owned Open Space Lands and Desirable Open Space)
The vast amounts of open space and landscaping created with the common areas, Public
Plaza, and the public-rights-of-way are facilitated by rezoning the site and granting it relief
from certain aspects of the Specific Plan.
Consequently, the approval of this Project
encourages the creation of landscaping and green spaces.
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As outlined above, the Project would facilitate the development of a project that is consistent
with Open Space element of the General Plan.
As discussed in full above, the approval of the Project is consistent with the numerous goals,
objectives and policies of the General Plan, the Community Plan, the Housing Element, the
Transportation Element and the Open Space Element.
;'

Specific Plan
The Specific Plan designates the site with a "Regional Commercial"
which is defined in the plan as:

land use designation

"A land use designation in the Community Plan which is a focal point of regional
commerce, identity and activity and containing a diversity of uses, such as
corporate
and professional
offices, residential,
retail commercial
malls,
government buildings, major health facilities, major entertainment and cultural
facilities and supporting services."
As envisioned
uses.

by the Specific Plan, the site should be developed with active and intense

Purpose Statement A of the Specific Plan, which provides: "To assure that an equilibrium is
maintained between the transporlation infrastructure and land use development in the
Corridor ... ,"
This statement creates a challenge for any development of this infill site due to its proximity
to a heavily traveled intersection of Ventura Boulevard and Sepulveda Boulevard. This
intersection is heavily traveled not only because it is surrounded by a large employment node
containing approximately 6.5 million square feet of commercial office spaces, numerous
retail, entertainment and services jobs in the area, but also because it is choke point between
the San Fernando Valley's low density residential communities and the job-rich Westside of
Los Angeles and its surrounding Cities.
If one is to develop a use which is consistent with the Specific Plan's vision for the land use
category, is financially feasible and helps achieve equilibrium between transportation and
land uses in the area, a high density mixed-use project appears to be the best use for the
site.
This is because the proposed mixed-use residential development generates
significantly fewer trips than even a Specific Plan compliant mixed-use project much less a
commercial use built to the 1.5:1 FAR standard.
Additionally, the proximity of the
employment node and the three Rapid Bus lines creates opportunities for residents to leave
their vehicles at home. As outlined in other portions of this application, the proposed use is
consistent with the vision for the area, generates fewer trips than other permitted uses, has
the ability to reduce some trips already coming into the area, is financially viable and
addresses an urgent housing need.
Purpose Statement D: To assure a balance of commercial land uses in the Specific Plan area
that will address the needs of the surrounding communities and greater regional area.
As evidenced in prior Findings, the area is developed with various commercial uses including

6.5 million square feet of commercial office space and numerous retail establishments along
Ventura Boulevard. Based on the volume of empty storefronts and shuttered businesses and
on market studies discussed in previous Findings, the commercial (retail and office) rental
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markets are struggling. Apparently, there is not enough business in the area to maintain
typical occupancy rates within many of these establishments.
Even if there were sufficient
demand to fill the existing uses, locating substantially more commercial uses on the project
site would not advance Purpose Statement D. The Community has expressed that it already
feels overburdened by traffic in part because there is such a large commercial node in the
area that is a regional draw and because the area is a conduit from the low density
residential development of the San Fernando Valley to the job-rich Westside of Los Angeles.
Consequently, meeting the area's housing demand and providing more local consumers to
patronize local businesses through a site that can provide the best opportunities to reduce
vehicle trips through transit and walking and also providing neighborhood-serving uses onsite helps to capture the balance sought by this Specific Plan purpose. In particular, the
Project's new residents would lead to an increased demand for the commercial services in
the area, and the Project would not exacerbate the over-saturation of the commercial market.'
Purpose Statement G: To enhance the plan area landscaping by providing guidelines and a
process for a coordinated landscaping program of public and private property for the Specific
Plan's communities.
The Project would provide approximately 93,SOO square feet (or 2.1S acres) of public and
private open space, which exceeds its requirement by approximately 48,000 square feet (or
1.1 acre). This open space includes an approximately 13,000 square foot public plaza and
other pedestrian-oriented
improvements planned for the Sepulveda Boulevard frontage,
providing an inviting community gathering point with direct access into the project's
commercial uses.
While not technically applicable to the site, the Project would use the Sherman Oaks
Streetscape plan as a baseline to design the publicly accessible space of the project. The
project has also agreed to landscape and maintain, with the approval of the Department of
Public Works, an neglected island of public right-of-way paralleling Sepulveda Boulevard
from Camarillo south to Moorpark.
The combination of the two areas would create a
uniformed entry into Sherman Oaks from the north.
Additionally, the Project would provide approximately 61,SOO square feet (1.S acres) of
common open space, in addition to the Public Plaza, on the project's podium level. The
buildings rising from the podium are arranged around a central park with three finger-shaped
open spaces connecting the central park to Sepulveda Boulevard and Camarillo Street. As
requested by the Community, the landscaping within these fingers would be visible from
Sepulveda Boulevard and in some cases cascade over the podium edge.
The proposed project includes an enhanced landscaped
based on the City's Sherman Oaks streetscape plan.

plan, on-site and off-site, which is

Purpose Statement H: To promote an attractive pedestrian environment which will encourage
pedestrian activity and reduce traffic congestion.
While the project is just outside a Pedestrian Oriented District, it is being designed with many
of the design features envisioned for such a district. The Applicant agreed to submit to the
Department of Public Works for their review and approval a Pedestrian, Streetscape and
Transit Enhancement Plan to provide pedestrian, streetscape and transit enhancements to
promote consistency with the neighboring Sherman Oaks Streets cape and Design Plan, with
the objective of fostering a high-quality pedestrian environment along the Project's Sepulveda
Boulevard frontage.
The Plan may include such features as street trees, planter boxes,
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street furniture, improvements to broken and uneven sidewalks, sidewalk and intersection
scoring, street lighting, bicycle racks, bus shelters, and urban swales.
The Project is within walking distance of three MTA Rapid Buses providing express service to
numerous job centers and a variety of local bus lines that can also be accessed at the
intersection of Sepulveda and Ventura Boulevards.
The Project is consistent with the principles, intent and goals of the Specific Plan.

;'

The project complies with the Zoning Code provisions imposed by the Los Angeles Municipal
Code (LAMC), with the exception of those provisions superseded by the Ventura/Cahuenga
Boulevard Corridor Specific Plan. Compliance with the Zoning Code provisions is achieved
by the Applicant's request for a Zone Change and Height District Change of the entire project
site to the C2 Zone and Height District No. 20. The project complies with the Land Use
Regulations of the Ventura/Cahuenga Boulevard Corridor Specific Plan, with the exceptions
of those regulations for which this application requests Specific Plan Exceptions, as noted
above in the requests for discretionary approval.
1) Pursuant to Los Angeles Municipal Code (L.A.M.C.) Section 12.32 F and Q, the
Applicant requests a Vesting Zone and Height District change from (Q)CR-1 L, (Q)P-1 L,
R3-1 Land R1-1 L to the C2 zone and to Height District 20 to permit the construction of a
new mixed use project containing a maximum of 399 residential units and approximately
52,000 square feet of neighborhood-serving retail space on a currently vacant 4.5 acre
property. While the Height District 2 permitted floor area ratio of 6:1 generates
approximately 1,270,602 square feet of development, the proposed project is only
seeking a floor area ratio equal to 2.75:1 or approximately 582,359 square feet. The
requested approval creates consistency with the adjacent zoning and General Plan
Framework's vision of the site.
2)

Pursuant to L.A.M.C. Section 11.S.7.F, the Applicant requests the following Exceptions
from the Ventura-Cahuenga Boulevard Corridor Specific Plan ("Specific Plan") sections:
a) Section 6.B.4, which restricts the floor area of a project to 1.5 to 1. The Applicant is
requesting a floor area ratio of up to 2.75 to 1.
b) Section 7.A.2.a, which prohibits front yard setbacks in excess of 10 feet.
Applicant is requesting to exceed the front yard setback by 59 feet.
d) Section 7.B.1, which restricts the maximum lot coverage to 75%.
requesting maximum lot coverage of 78.5% at grade.
f)

The

The Applicant is

Section 7.E.1.b.4, which limits the building heights in this sub-area to 75 feet. The
Applicant is requesting a maximum building height of 100 feet over approximately
32% of the site.

3) Pursuant to L.A.M.C. Section 11.S.7 C, the Applicant requests that the Director of
Planning approval the project for compliance with the Ventura/Cahuenga
Boulevard
. Corridor Specific Plan with the exceptions identified above.
4) Pursuant to L.A.M.C. Section 12.24 W 1, the Applicant requests permission to sell a full
line of alcoholic beverages for off-site consumption in conjunction with a retail grocery
store.
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5) Pursuant to L.A.M.C. Section 17.01, the Applicant requests approval of Vesting
Tentative Tract Map (Tract No, 061216) to merge the land into a single ground lot, with 9
airspace lots, to facilitate the creation of a mixed use development consisting of
approximately 399 residential condominiums units with approximately 52,000 square feet
of commercial space,
6) Pursuant to L.A.M.C. Section 16.05, the Applicant
make the Site Plan Review findings,

requests that the decision-maker

7) Pursuant to Various sections of the L.A.M,C., the Applicant will request approvals and
permits from the Building and Safety Department (and other municipal agencies) for
project construction actions including, but not limited to the following: demolition,
excavation, shoring, grading, foundation, building, and tenant improvements
.I

2. That the project consists of an arrangement of buildings and structures (inCluding
height, bulk and setbacks), off-street parking facilities,
loading areas, lighting,
landscaping, trash collections, and other such pertinent improvements,
which is or
will be compatible
with existing and future developments,
that is or will be
compatible with existing and future development on the neighboring properties.
The project is designed to be compatible with the existing and future development of
neighboring properties, Existing development in the area includes the recently renovated
Sherman Oaks Galleria, a four story contemporary apartment building and several multifamily buildings constructed throughout the last 30 years, reflecting a variety of styles.
The architectural style of the II Villaggio Toscano will be contemporary, with multi-faceted
massing, roof forms, fenestration, and other architectural elements reminiscent in their
materials and scale of Italian hill towns and villages,
The ground floor level will be developed with neighborhood-serving
retail including a
specialty grocer, a large publicly accessible plaza, significant vertical and horizontal
articulation and covered at-grade parking uses. The retail uses will front along Sepulveda
Boulevard and wrap around along a portion of Camarillo Street. The commercial uses
along Sepulveda Boulevard are consistent with the Sherman Oaks Galleria and the
commercial uses along Ventura Boulevard,
The Project's retail. uses are expected to
attract area residents and workers, creating a synergy to activate the streets for
increased pedestrian activity.
The Project is designed to stair-step up from Sepulveda to the rear of the site, The
Project's frontage is designed with a 4-story element which steps up to 6 stories and
finally 8 stories, Approximately 32% of the building's mass exceeds the 75-foot height
limit, reaching 100 feet within the 8-story elements, This design is consistent with the
built environment along the western Sepulveda Boulevard frontage which also includes
an approximately 4.5 story residential project which steps up to the Sherman Oaks
Galleria parking garage, The Galleria site also includes a 16-story office building at its
northern end. Due to the built environment's existing height variation, the proposed
development with its variations in height is consistent and will be compatible with the
existinq and future development of the area,
The II Villaggio Toscano is designed, among other goals, to provide a pleasant and safe
place for living. The residential portion of the project will be located approximately 26 feet
above the ground level ana podium where a series of buildings create a central park and
three finger-shaped or inset parks, These three inset parks connecting the central park to
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Sepulveda Boulevard and Camarillo Street provide view corridors for the units in the
interior of the complex and from Sepulveda Boulevard into the site. The landscaped
open spaces will be comprised of several types of gardens including an herb garden,
Italian orchard, exotic grey leaf lotus land garden, a park and a bocce court. Private open
space is also to be provided as each unit comes with its own balcony.
The building mass follows the curvature of the on-ramp to Freeway 101 and shields the
interior of the Project from the freeway. The massing of the complex along the street
frontage is reduced by a combination of the stair-stepping discussed above, situating the
podium level residential buildings perpendicular to the street and creating an opening to
the inset parks and a 13,000-square foot publicly accessible plaza (approximately 137
feet long by 69 feet deep) along the Sepulveda Boulevard frontage.

/

.'

The main residential entry is located on the western end of Camarillo Street, separate
and apart from the commercial activities. The entry is marked by a designated drop-off, a
lobby with a grand stairway, and a fountain. The entrances and exits to the garages are
from Camarillo Street and the fire/service lane between the freeway and the complex
connecting Sepulveda Boulevard and Camarillo Street.
The parking for the residential component of the project will be located in a subterranean
garage accessed from the fire road. Residential guest parking will be available off
Camarillo Street in a mezzanine level.
Access to the commercial portion of the project
will be off of the fire lane/driveway and from Camarillo Street.
Separate commercial and residential loading and trash areas will be provided off the rear
30-foot wide fire road which is accessible only to commercial tenants and residents. As
such, these separate loading areas are compatible with the parking areas designated for
commercial and residential uses, thereby avoiding conflicts between commercial and
residential uses.
3. That any residential project provides recreational and service amenities to improve
habitability for its residents and minimize impacts on neighboring
properties.
The project provides a substantial amount of open space and recreational amenities.
The most significant areais the approximately 300 foot by 120 foot central park atop the
residential podium and surrounded by the buildings. Three additional inset parks connect
the central park to Sepulveda Boulevard and provide view corridors for the units in the
interior of the complex.
These areas are comprised of several different landscaped
courtyards and gardens including an herb garden, Italian orchard garden, exotic grey leaf
lotus land garden. In addition to the different parks and gardens on the podium level,
which comprise approximately 61,500 square feet (which exceeds its requirement by
approximately one acre) of the common open space, the Project also offers a pool and
spa uses, a gym, bocce court, community and recreation rooms. Finally, approximately
17,50087 square feet of private open space in the form of balconies will be provided. The
Project incorporates considerable opportunities for active and passive recreation. The
substantial amount of the Project's open space and recreational amenities provided onsite minimizes impacts on neighboring properties.
Additionally, area residents would
benefit from the 13,000-square foot publicly accessible Public Plaza that creates an
inviting gathering place for members of the local community.

87

Please note per the LAMe only 50 sf of a balcony area count as open space
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VENTURAICAHUENGA BOULEVARD CORRIDOR SPECIFIC PLAN
PROJECT PERMIT COMPLIANCE
WRITTEN NARRATIVE

PROJECT VISION
;'

The approval of the above-referenced discretionary actions permits the construction of a mixeduse project consistent with Federal, State and City planning policies that promote higher density
near jobs and transit. The Applicant is proposing to construct the II Villaggio Toscano ("the
Project"), a mixed-use project containing 399 residential units built over 52,000 square feet of,
neighborhood-oriented commercial uses designed to achieve a LEED Silver certification. Tbis
urban infill site's proximity to a commercial center, containing office, retail and entertainment
uses, and quality public transit creates an ideal opportunity to reduce vehicle miles traveled. A
reduction in vehicle miles traveled directly addresses greenhouse gas emission and regional
traffic congestion concerns.
Another unique advantage of this 4.5188 acre site is its separation
from single family uses which typically abut development along the Ventura Boulevard corridor.
The site's General Plan land use designation of Regional Center is reserved for "higher-density
places.,,89, while the Community Plan highlights the area as "mixture of diverse office uses, retail
and service actlvlties'".
This density of jobs creates a perfect opportunity to reduce vehicle
miles traveled by locating residential units within wa'lking distance of an employment center. The
surrounding area's development intensity is highlighted by Exhibit A which illustrates the site's
proximity to 6.5 million square feet of commercial office space. In addition to the vast array of
proximate office jobs, the Sherman Oaks Galleria as well as the Ventura Boulevard corridor
generate hundreds more retail and service jobs. The proximity of this largely residential project
(approximately 91 % of the requested floor area) allows project residents the real opportunity to
walk, bike or otherwise reduce their vehicle miles traveled. The Project's neighborhood-serving
retail component offers area residents and employees the opportunity to reduce their vehicle
miles traveled by providing uses proximate to their homes or jobs. In keeping with these trip
reduction concepts, the Applicant's chosen use of primarily residential units generates far fewer
traffic trips than the vast majority of uses91 envisioned for the site.
The public transit options in the area provide another realistic opportunity for the project
residents and its retail employees to reduce their vehicle miles traveled.
While the site's
numerous transit options are outlined below, its proximity, approximately % mile to Metro Rapid
Bus stops at the intersection of Ventura and Sepulveda Boulevards, makes it standout as an
ideal in-fill development site. These three bus lines provide access to numerous jobs centers,
including the Van Nuys Government Center, Warner Center, Westwood Village/UCLA and
Universal City. The Metro Rapid Bus lines also provide access to the very successful Orange
bus line and the Metro Red line. Currently, Metro is considering Sepulveda Boulevard one of its
major north-south connectors through the San Fernando Valley to the Westside of Los Angeles.
Only about 12 percent of the potential infill sites in California are within a quarter of a mile of a
high-frequency bus line.92 The site's proximity to these transit options provides for optimal
This number represents the existing lots' area. Should the project be approved, the project site would be
approximately 5.05 acres, including vacated streets and minus dedications.
89 Principal Framework Element Policies found in the Executive Summary of the General Plan Framework Element.
90 Sherman Oaks-Studio City-Toluca Lake-Cahuenga
Pass Community Plan, page 1-8
91
As highlighted in the proposed findings section, a commercial use built at the 1.5: 1 FAR permitted by the Specific
Plan would generate over 11.205 trips per day, or 77% more trips than anticipated to be generated for this project.
92 Housing Policy Debate, Vol. 17 Issue 4 "The Future of Infi/l Housing in California: Opportunities,
Potential, and
Feasibility" supra p. 695.
88
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mixed-use infill development potential.
In an attempt to capitalize on its proximity to jobs and transit, the application includes a
comprehensive
Transportation
Demand Management ("TOM") program with an array of
transportation demand management strategies. The Plan will offer incentives such as transit
subsidies, unbundled parking and an on-site transit coordinator to promote public transit
ridership. Furthermore, the Applicant is proposing that its Project Impact Assessment fee be
used to establish an area-wide Transit Management Association/Organization to engage existing
businesses and their employees in trip reduction opportunities.
PROJECT DESCRIPTION
As highlighted in the Project Data table below, the project includes 582,359 square feet of floor
area generating a post-dedicated floor area ratio of 2.75:1. Of this amount, 530,359 square feet'
is devoted to residential uses while approximately 9% (or 52,000 square feet} is set aside for
commercial uses. A 45,000-square foot specialty market is envisioned as the tenant of the
largest commercial space, with the remaining 7,000 square feet being divided between small
neighborhood-serving uses.
Ninety-one percent of the project floor area is dedicated to its 399 residential units and common
areas. The unit breakdown is projected to include 202 studios and one-bedroom units, 177 twobedroom units, and 20 townhouse units. The proposed density of80 residential units per acre,
also described as 1 unit per 550 square feet of lot area, is consistent with recommended
densities for urban infill mixed-use projects in areas where commercial (retail and office) land
uses predominate."
While financing reasons dictate the request for a Vesting Tentative Tract
Map, the Applicant's intent is to maintain the condominiums as market-rate rental units for the
foreseeable future.
The project provides 93,500 square feet (or 2.15 acres) of public and private open space which
exceeds its requirement by approximately 48,000 square feet (or 1.1 acre). This open space
includes an approximately 13,000 square foot public plaza ("Public Plaza") and other pedestrianoriented improvements planned for the Sepulveda Boulevard frontage, providing an inviting
community gathering point with direct access into the project's commercial uses. Approximately
63,500 square feet (1.5 acres) of common open space, not including the 13,000 square foot
Public Plaza, will be concentrated on the podium level for the enjoyment of the project's
residents. The buildings rising from the podium are arranged around a central park with three
finger-shaped open spaces connecting the central park to Sepulveda Boulevard and Camarillo
Street. Included in the open spaces are residential amenities such as a pool, a bocce court and
specialized gardens (Le., an herb garden, Italian orchard, exotic grey leaf lotus land garden and
a maze) interwoven with the residential units. A community room, available to the public, and
pool room will also be provided.
Each unit will have its own private balcony resulting in
approximately 17,000 square feet of private open space providing private open spaces for
residents. Even with this abundance of open space, the project's podium design necessitates lot
coverage equal to 78.5 percent (or just 3.5% above the permitted amount).
The project's stair-stepping height responds to its built environment. The project's Sepulveda
Boulevard frontage is designed with a 4-story structure consistent with the 4.5 levels associated
with the Grand Apartments located to the site's south. The building's height steps back and up
to 6 and then 8 stories as it transitions toward the site's center and rear adjacent to the 405
Freeway and the Sherman Oaks Galleria's multi-story parking structure. The proposed height is
needed to elevate the first two or three residential levels above the 26-foot tall Caltrans wall,
Housing Policy Debate, Vol. 17 Issue 4 "The Future of Infill Housing in California: Opportunities, Potential, and
Feasibility" (2006) John D. Landis, Heather Hood, Guangyu Li,Thomas Rogers, and Charles Warren (University of
California-Berkeley),
pp. 697-698 Table 3.
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thereby allowing light and air, as well as unobstructed views of the Santa Monica Mountains and
the Sepulveda Basin. The proposed building heights are consistent with or lower than many of
the existing buildings in the area, including the Galleria and its parking structure, the 16-story
Come rica Bank building, the approximately 20-story National City Bank building, 13-story
CitiBank Building as well as other structures found in the Regional Commercial area surrounding
the intersection Sepulveda and Ventura Boulevards (Exhibit D: surrounding height graphic).
These nearby taller structures are consistent with the "Regional Center" land use designation in
the General Plan Framework, which defines "Regional Center" as characterized by 6- to 20stories (or higher). As a result, the proposed project's height is consistent with the General Plan
Framework, the Community Plan and the built environment. As designed, only approximately
32% of the site would exceed the permitted height, and those areas would be located to the
center and rear of the site, as far away from the single family homes located east of Sepulveda
Blvd as possible.
Sepulveda Boulevard, developed at a 104-foot right-of-way, creates a larger
buffer between the first residential uses, located in an R3 Zone, and another 150 feet further
away still from the first single family zoned properties.
Multiple access points are provided to the site depending on the user and the destination. A fire
lane, accessible 24 hours per day, 7 days a week proposed for the rear of the project,
accommodates the majority of the vehicular access, including separate commercial and
residential loading docks. Residential, guest and commercial parking is provided in segregated
areas throughout the structure. The residential parking, located in two levels of subterranean
parking, is accessed via the fire lane behind the project
A dedicated guest parking area is
provided west of the residential lobby in the podium's mezzanine level. Pedestrian egress and
ingress to the project's residential component is provided via two stairs located in the Public
Plaza, a stair along Camarillo (near its intersection with Sepulveda Boulevard) and the residential
lobby near the western end of Camarillo Street. Residential guests access the site via an
intercom system at the top of each stairway or from the residential lobby. Pedestrian access for
commercial users is provided from Sepulveda Boulevard. Vehicular access to the commercial
uses is provided off the rear fire lane and from Camarillo proximate to Sepulveda.
The project's 1,206 parking spaces, as discussed below, is Code compliant including with the
Advisory Agency Parking policy.
Compliance with Development Standards
The Applicant is requesting four exceptions to the Specific Plan that would allow for a more
unified, cohesive, visually pleasing, and vibrant project than would otherwise result from strict
compliance with the Specific Plan. While the Specific Plan unambiguously states that the
Ventura Boulevard Corridor must remain the "San Fernando Valley's" premier commercial
corridor, it also stresses a need for a balance between commercial and residential uses, and in
particular, the need for high density mixed-use projects. This is especially true in the Regional
Commercial designated areas along the corridor whose sole purpose is to accommodate high
intensity uses. The proposed project is located in such an area which is dominated by
approximately 6.5 million square feet of office space floor area. Where the Specific Plan seems
inconsistent is in its desire to establish these large high intensity centers, but yet provides
development standards oriented towards much smaller-scaled projects.
For example, only
allowing an FAR of 1.5 for development in an area designated Regional Commercial combined
with a 75% lot coverage restriction, does not allow a site to be developed very intensively. Given
the purpose of the Regional Commercial designation, and the fact that these designations also
are typically within major transit nodes and large employment centers, the 30 year old Specific
Plan regulations are not in alignment with the City's shift towards more intensive mixed use and
transit oriented developments where residents, workers and visitors can easily access public
transit or employment opportunities.
The Applicant's request for exceptions from the Specific
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Plan is discussed in great detail in the Specific Plan Exception findings above, and the reader is
directed to that portion of this application ..
The proposed project is compatible with the scale and character of the existing adjacent uses in
respect to height, orientation of buildings, lot coverage and setbacks. The following identifies the
project's compliance with the specific building limitations and land use regulations contained in
Sections 6 and 7 of the Specific Plan and applicable to properties within the Regional
Commercial land use designation.
Floor Area Ratio (Section 6.B)
While the project's proposed FAR of 2.75:1 exceeds the maximum 1.5:1 FAR permitted
for the site, it is consistent with or smaller than many of the structure that exist in this/
Regional Commercial land use designation. Exceeding five acres of land, not only is the
project site larger than the majority of developments in the Specific Pplan area, it is also
proximate to the Sepulveda/Ventura Boulevard intersection, a major transit hub located in
the middle of a major employment node. Building the project to an FAR of 1.5 to 1 would
not be in keeping with the character of adjacent development, would not be economically
viable and would not promote the Plan's vision for equilibrium between the transportation
infrastructure and the surrounding land uses. If a project were to be designed as largely
commercial even at a lower FAR than the proposed project, the traffic generated (see
Trip Generation Comparison table in Zone Change and Specific Plan Exception Findings)
would be almost double what it is for the proposed project
Yards and Setbacks (Section 7.A)
The Specific Plan imposes a maximum 10-foot front yard setback for lots in the Regional
Commercial designation and Community Plan Designation areas. The proposed project
site is located within a Regional Commercial land use designation. The designation is
intended to encourage land uses which are:

a focal point of regional commerce, identity and activity and containing a diversity
of uses, such as corporate and professional offices, residential, retail commercial
malls, government buildings, major health facilities, major entertainment and
cultural facilities and supporting services.
Thus, land uses within the Regional Commercial designation are intended to be higher
intensity uses which enhance the vitality of the area. Although the Pedestrian Oriented
Area designation stops short of the project site, the neighborhood-serving retail uses will
act to draw pedestrians along Sepulveda Boulevard and even from Ventura Boulevard.
The Project meets the setback requirements along most of the Sepulveda Boulevard
frontage, but could not provide the expansive 13,000-square-foot open plaza if the front
line setback maximum of 10 feet were strictly enforced. The purpose of incorporating the
public plaza is to create a community gathering point, further reducing the massing of the
project and achieving greater compatibility with other uses along Sepulveda Boulevardthereby creating a comfortable built environment that attracts pedestrians. The proposed
Public Plaza is an amenity for both project residents and those residing in the local area.
The Specific Plan also requires that no project shall be built within 18 inches of the front
lot line. This 18-inch setback shall be landscaped to the satisfaction of the Director of
Planning. The project complies with this setback requirement and the landscaping will be
provided accordingly.
The Specific Plan allows no side yard to be permitted at the
ground floor, except that an accessway, which may include a maximum 20 foot wide
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driveway, a maximum 4 foot wide walkway and landscape buffers of 18 inches to 5 feet
on either side of the accessway, may be provided for vehicular access to parking and
pedestrian access to the building. The project complies with the side yard setback.
Lot Coverage (Section 7.B)
The Specific Plan sets maximum lot coverage at 75 percent.
The purpose of this
requirement is to provide attractive and harmonious multi-family and commercial
development. Also, most of the Regional Commercial sites in the Specific Plan abut or
are very near to R1-zoned properties, so maximum lot coverage of 75 percent assures
that development does not overwhelm less-intense uses nearby. While this project (at
78.5%) does not technically meet the numerical maximum (75%) limit of lot coverage, the
Project meets the intent of this requirement.
, .I
The site does not abut R1 residential uses or zoning-in
fact the site does not abut any
residential uses or zone. The nearest residential uses, which are zoned R3 or greater,
are over 100 feet from the Project site and are located across Sepulveda Boulevard or
Camarillo Street.
The closest R1 zoned properties are at least 250 feet away.
Furthermore, the site is insulated from all other uses along its longest border by the
freeway interchange.
Thus strict compliance with the lot coverage maximum set forth in
the Specific Plan is not necessary to protect surrounding residential uses. To strictly
enforce the lot coverage maximum on this site would result in practical difficulties or
unnecessary hardships inconsistent with the general purpose and intent of the specific
plan because it would undermine the ability to develop a unified development of sufficient
practical density for such a unique site where the protections of the lot coverage
maximum are unnecessary.
Driveways (Section 7.C)
Multiple driveways are prohibited along a 250-foot or shorter street frontage.
The
Sepulveda Boulevard frontage is approximately 480 feet long and there is one driveway
which is actually a private street at the northern end of the project site. The Camarillo
Street frontage is approximately 640 feet long and will be .developed with five curb cuts
providing access to the commercial use, the residential drop off and guest parking and
then the rear fire access road.
Landscaping (Section 7.0)
There are several landscaping requirements, primarily addressing parking lots and
parking structures. There is no uncovered parking on the site, thus no parking lot trees
will be required. The subterranean parking lot is not required to be landscaped and the
one at grade level will be within the buildings podium. It will not be identifiable as a
parking lot. The Applicant has agreed to construct and maintain public open space within
the Public Plaza, the abutting public right of way and along a desolate stretch of land
south of the site on the east side of Sepulveda Boulevard creating a integrated landscape
gateway to Sherman Oaks.
Height (Section 7.E)
The Specific Plan limits the height of a structure on the project site to 75 feet, but
envisions mixed-use developments on this site reaching a height of 82 feet. Because"
Villagio Toscano is a mixed-use project designed to lower the percentage of commercial
square footage below that required by the Specific Plan's definition of mixed-use project,
which is designed to purposefully reduce a project's trip generation, the proposed project
does not meet the strict definition of a "mixed-use project" and therefore is not eligible for
this height increase. Nevertheless, it should be noted that the Specific Plan does
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acknowledge the need for height increases for mixed-use projects. The Applicant is
requesting a height exemption be granted for 32% of the site due to the special
circumstance created by the 26-foot tall sound wall located at the rear of the property
which, in turn, requires the first level of residential units to be elevated on a podium level
to match the height of the sound wall.
The Project's design stair-steps up from Sepulveda Boulevard to the rear of the site. The
project's frontage is designed with a 4-story element which steps up to 6 stories and
finally 8 stories. Approximately 32% of the building's mass exceeds the 75-foot height
limit reaching ·100 feet within the 8-story element. This design is consistent with the built
environment along the western Sepulveda Boulevard frontage which also includes an
approximately 4.5 story residential project which steps up to the Sherman Oaks Galleria
parking garage. The Galleria site also includes a 16-story office building at its northern'
end. Due to the built environment's existing height variations, the proposed development
with its height variety is consistent and would be compatible with the existing and future
development of the area.
The 405 and 101 Freeways present a unique design challenge that is overcome by the
design of this project.
The wall dividing the site from the freeway extends up
approximately 26 feet from the grade of the site, Consequently, a Specific Plan compliant
design would require the first two floors of units to look directly into the wall. The wall
would limit access to light and air, negatively impacting the desirability and marketability
of the units. Raising the first level of the units equal to the top of the wall permits access
to light and air as well as views of the valley and mountains,
Parking (Section 7,F)
The Specific Plan does not address residential parking requirements. As identified above
however, the project is consistent with both the Advisory Agency's residential and retail
parking requirements required by the City's municipal code. The project is required to
and provides 1,206 parking spaces, Both the LAMC and the Specific Plan require one
parking space per 250 square feet of retail use, The project provides parking for retail
uses at this ratio. Additionally, the Applicant has proposed a condition requiring all
employees to park on site,
The project is therefore in compliance with this parking standard and promotes several of
the Plan's purposes identified in Section 2 of the Specific Plan including:
2.E.

To provide a compatible and harmonious relationship between residential
and commercial development where commercial areas are contiguous to
residential neighborhoods,

The proposed project is designed to enhance the visual appearance and quality of the
existing development of the neighborhood. The design of the project creates a
development that is consistent with the scale and character of the surrounding area. It
will also represent a significant improvement over the existing visual environment of the
site and surrounding properties.
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VENTURA/CAHUENGA

BOULE VARD CORRIDOR

SPECIFIC

PLAN

DATA SHEET FOR
PROJECT PERMIT COMPLIANCE AND DIRECTOR'S ADJUSTMENTS

Please
1.
2.
3.

provide the following information:
Project name .:..:.1I...:Vc...:.;il"-'=la::..;:9L;:gr..:..:io"-....:...T=os:::.;c=a::.:..n=0'-_
Project address 4827 Sepulveda Boulevard, Sherman Oaks, CA 91403
Summary of the project and request Project Permit Compliance for mixed use project with
52,000 square feet of neighborhood-serving retai'l (including a 45,000 sf grocery store)
and 399 multi-family residential units. The Applicant is also requesting Specific Plan'
Exceptions from Section 6.8.4, for a FAR increase from 1.5:1 to 2.75:1; Section 7.A.2:a,
to exceed the maximum front yard to accommodate a public plaza; Section 7.8.1 to
exceed the 75% maximum lot coverage by 3.5%; and Section 7.E.1.b.4, for a height
increase from 75' to 100' over 32% of the site.

4.

Lot area (sq ft)
196,673
Ventura Street Frontage Width
0",---_
Lot Depth 300-645 feet (approximately)
60% of lot area/coverage
134,500
Project size, new construction (square feet) 582,359
Total size --==5:.,::8=2:.J..:,3=5:o.:9'-_
Project height (feet) from grade to top of roof
100 over 32% of the site
Height of parapet
0
Total building height._----!.1~0~0
_
No. of stories ranges from 4-8 stories: including 6 levels of residential uses atop a
podium containing commercial use and parking (including a mezzanine parking
level for residential guests).

5.
6.

7.
8.

Yard Setbacks: Front (ft.)
10-72 feet
60% of front yard in sq. ft. _...:O~
_
Rear
0
Side yard (s) __
.!...:18::.....:..:...in:.:::c.:...:.he~s:::....._
_
Land uses:
Existing: Currently, vacant except one single family residential used by the
property manager. Previously, an Office (62,217 sf); parking; 24 multifamily and 11 single family residential units existed on the site
Proposed:
Mixed-use:
399 multi-family
residential;
52,000
square feet of
neighborhood retail (45,000 sf grocery store)

9.

Describe adjacent land uses and buildings (commercial, residential, stories, and height)
North Ventura Freeway
South 6 storv parking structure for the
Sherman Oaks Galleria, a 2 stOry motel (across Camarillo Street), a 4.5 story
Grand Apartments and 16 story office building.
East 1 to 3 -story multi-family buildings across Sepulveda
West 405/101
Freeway interchange

10.

Parking:

11.

/

Existing spaces
na
Required __
-'-1=.2:..:::0:..;::6'-- _
Actual provided 1,206
Parking area sq.ft.
15% of parking area
_
Landscaping (note number, species, plant size of trees and shrubs)
Front yard (sq. ft). See landscape plan for details
Side yard(s) _O:t_
Rear yard (sq. ft) .:::.0
_
Buffer dimensions ~O
_
Parking area landscaped (sq.ft./percent) 0 - parking is all covered
No. trees See tree survey
No. of trees (1 per 4 parkings spaces)
0 - parking is all covered

Discretionary Request Application
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12.
Off-Site Improvements (Streetscape Plan - Pedestrian Activity treatments, street furniture,
hardscape/landscape treatments)
The Applicant is submitting to the Department of Public
Works for their reviewand approval of a Pedestrian, Streetscape and Transit Enhancement Plan..
13.
Other notable features:
Describe all notable features incorporated into the design of the project (art displays, water
features, etc)? In addition give a brief description of the architecture style of the building,
describe any roof and exterior facade treatments which add interest to the building and assist in
breaking-up blank linear walls or roof mass The architectural style of the IL Villaggio Toscano
will be contemporary, with multi-faceted massing, roof forms, fenestration, and other architectural
elements reminiscent in their materials and scale of Italian hill towns and villages. The project
includes ground floor retail uses. Its front facade is broken up by its vertical and horizontal.'
modulation which includes a 13,000 square foot publicly accessible open space plaza along its
Sepulveda frontage. Additional improvements would include an integrated landscape design for
the public rights-of-way directly in front of the site and a strip of land south of the site on the
eastside of Sepulveda.
The residential portion of the project will be located approximately 26 feet above the ground level
atop the retail uses will be built in a series of 2. 4 and 6 story buildings situated along the
perimeter of the site surrounding landscaped interior courtyards. The residential buildings will be
arranged around a large central park. Three finger-like parks connecting the central park to
Sepulveda Boulevard and Camarillo Street provide view corridors for the units in the interior of
the complex. The fingers will also allow podium level landscaping to be visible from Sepulveda
Boulevard. The building mass following the curvature of the on-ramp to the 101 Freeway shields
the interior of the Project from the freeway. and. at the same time. provides the outward facing
units with superb and unobstructed views of the valley and the mountains through a well
insulated and glassy exterior skin. The massing of the buildings along the street fronts is broken
by the openings to the fingerlike parks articulated at the street level by piazzettas with stairs
leading up to the podium above. The main residential entry is located apart from the commercial
activities on Camarillo Street surrounded by communal spaces, a grand stairway. and a fountain.
The landscaped open spaces would include several types of gardens including an herb garden.
Italian orchard. exotic grey leaf lotus land garden. a park and a bocce court.

14.

Department of Transportation
projects Traffic Study

15.

Design Advisory Committee recommendation:

N:\COMMPLAN\vALLEy\Ventura
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VENTURAICAHUENGA

BOULEVARD CORRIDOR SPECIFIC PLAN

PROJECT PREVIEW: SPECIFC PLAN WORKSHEET
Date: November 2010 (revised Dec 2011 and February 2013)
Community Planner:
_
Applicant/Representative:
(A) Paul Krueger, M. David Paul Development I (R) Jim Ries, Craig
Lawson & Co., LLC
Project Title: IL Villaggio Toscano
Address: 4827 Sepulveda Boulevard, Sherman Oaks, CA 91403
Project Description: 582,359 square foot mixed-use development including 52,000 square feet
of retail (45,000 sf grocery store is the anchor tenant) and 399 (rental) condominium units
(530,359 square feet). Units include 202 studio & one-bedroom, 177 two-bedroom and 20 three!
bedroom units. A total of 1,206 parking spaces will be provided including 998 tenant and guest
spaces (2.5 spaces/unit) and 208 retail spaces (1 space/250 sf of retail). The project will
incorporate over 93,500 square feet of common open space and approximately 17,000 square
feet of private open space.

D

Zone: [Q]C2-1,

[OJ P-1 L ..R3-1 Land R1-1 L (Applicant is requesting change to C2 I HD

~
Neighborhood

D

and General

Special District (circle one): Pedestrian Oriented Area (POA), Restricted
Pedestrian Development District, or Regionally Impacted Area
DYes

Commercial,

Use Area,
0No

Land Use Regulations:
D

Floor Area Ratio permitted (circle one): 1.25:1; 1.0:1; 1.5:1. Proposed -=2:..:...:.7c...o5:;.:.,:..:..,1
_
(Community and Regional Commercial west of San Diego Freeway: 1.25: 1)
(Community Commercial on Ventura bounded by RadfordAve., on the east and Colfax
Ave., on west: 1.0:1)
(Neighborhood and General Commercial: 1..0:1)
(Regional Commercial east of San Diego Fwy: 1.5:1)

D

Lot Area Coverage permitted (circle one): 60%. 75%. Proposed
at grade., but approximately 60% on the residential podium level.
(Regional and Community commercial, no more than 75%)
(Neighborhood and General commercial, 60%)

D

Height Limitation (circle one): 30 ft., 45 ft., 75 ft., Proposed

D

SetbackslYards:

Approximately

78.5%

100 feet for 32% of site

Front Yard, permitted: 18" minimum, 10 feet
Max. Proposed
70 feet
(Regional and Community Commercial, max. 10 foot front yard, 18 inch min. setback)
(Neighborhood and General Commercial less than 100 feet width min. 18 inch setback,
max. yard/setback 60 feet)
(More than 100 feet but less than 200 feet, min. 18 inch setback, max. front yard 20 feet
for min. 33 percent of length of front lot line)
(Greater than 200 feet, min. 18 inch, max. 20 feet for min. 50% length of lot width)

Discretionary Request Application
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Side Yard, permitted (Camarillo): Per 12.22 A 18 c = 0' Proposed __ 1.:...:8:;..."
_
(Freeway) 11 feet
Proposed _~..=;3=O
_
Rear Yard, permitted: minimum 20'
Proposed Project down to have a
rear yard

o

Parking Ratio required (circle one): 1:100 (restaurant). 1:200 (medical), 1:250 (retail),
1:300 (office), or other per LAMC
_
No. Existing Parking:
N/A
No. Proposed Parking: 208 (retail) + 998 residential

o

Landscape: Area of Parking Area (sq. ft):O - parking area is either structure or covered
(15% of parking area is required to be landscaped) 0 - there is no uncovered parking
Parking Lot Tree ratio required: (1 :4; 1 tree for every 4 spaces) 0 - there is no uncovered
parking
Landscape Buffer (required 10ft)
0 feet (Applicant is seeking an Exception)
Auto repair (required 6 ft wall wiVines)
..:....;N=/A....:.
_

o

Streetscape Design: The adopted Streetscape and Design Guidelines for this community
is the Sherman Oaks-Studio City-Toluca Lake-Cahuenga Pass, which can be accessed
via the Internet @ www.lacity.org/PLN .. List the proposed off-site improvement, such as:
sidewalks, brick pavers, street trees, etc., which should be consistent with the adopted
Streetscape Plan
The project will comply with all applicable guidelines.

o

Signage
Wall signs (permit 2:1, per lot frontage) All Signs per Code. See Sign Plan
Monument sign (permit 1:200, in landscape area, height 6ft, area 60 ft)
_
Projecting sign (permit one per bldg, area, 16 sq ft, located at entrance, height no higher
than roof eave, project no more than 48 inches)---::_
Pole sign (1 sign, if shopping center 1 per street frontage, area 35 sq ft per face, location
none on corner lots, height 20 ft max, landscaping equal to total sign area).
_
Multiple Tenant (Channel, cabinet, illuminated, overall design, color consistent and
provide existing sign inventory/analysis),
_

o

Architectural/Design Articulation: Require identification of the building elements on plan
elevations, show recessed walls which break up linear walls, roof elements, bldg.
materials, windows, etc.

o

Department of Transportation: Meet with DOT, Albert Isagulian (818) 374-4694
Traffic Study
DYes
Land/Street Dedication. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. DYes
Project Impact Assessment (PIA) Fee: . . . . . . . . . . . . . . . . . . . . . . . . ..
DYes
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Attachment A

PREVIOUS CASES, AFFIDAVITS,

PERMITS & ETC.

ORDINANCES
ORO 174995
This ordinance permitted a by right 35% density bonus for affordable housing projects located in
certain areas of the City. Effective 1-15-03
ORO 174052
Specific Plan Amendment - within CPC 1999-1 Sp
.I

ORO 171241
Ordinance No. 171,241 states in part that "250,000 [in Project Impact Assessment (PIA) Fees]
shall be expended on pedestrian area streetscape purposes related to the Ventura/Cahuenga
Blvd. Corridor Specific Plan Revenue Fund".
ORO 171240
Approved a draft Ordinance amending the Ventura I Cahuenga Boulevard Specific Plan. It was
adopted on 8-6-96 and became effective on 9-25-96.
ORO 164742-SA134
April 14, 1989 - Section 12.04 - Zone, Height District, and zone boundary change. R4-2, R3-1,
R1-1, C2-1 are all changed to HD 1-L. Effective date May 27, 1989.
The City Planning Commission case which relates to this Ordinance is CPC-1986-782-GPC.
ORO 164341-SA41
January 19, 1989 - Section 12.04 - Zone and zone boundary change. R4-1 changed to RD1.5-1.
This Council file included a Map which did not show the location of Sub Area 41. Consequently,
it is not clear from the public record this case applies to the site.

ORO 148319
On May 11, 1976 the City Council approved zone change to [T][Q] P-1 and [THQ] CR-1. There
are 9 limitations imposed subject to the "Q" classification, two of which limit building to a
maximum of three stories and one limits property use for residential purposes to a R3 zone.
ORO 146627
On October 10, 1974 the City Council approved a zone
This seems to be identical to Ordinance 148319 approved
imposed subject to the "Q" classification, two of which
stories and one limits property use for residential purposes

change to [T][O] P-1 and III [0] CR-.
May 11, 1976. There are 9 limitations
limit building to a maximum of three
to a R3

CPC-1999-1-SP
May 24, 2001 - Approval of the Sherman Oaks Streetscape and Design Plan and Studio City and
Cahuenga Pass Streetscape Plan. (Section 14.B of the Ventura/Cahuenga Boulevard Specific
Plan.) Also recommends the adoption of the Resolution. Plan intends to enhance the Boulevard
and create a pedestrian friendly environment.
CPC-24521
December 26, 1978 - No objections to the modification of Parcel Map 3428. Requirement for the
sidewalk along the Peach Avenue frontage will be eliminated, in lieu - landscaping.
Also approved request extension of time for [0] condition until June 18, 1978. These approvals
are part of a zone change to [T][Q] P-1 and [T] [Q] CR-1.
Discretionary Request Application
Revised February 2013
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CPC 1985-381
City can not find the file
CPC-14479 & 14567
April 24, 1963 - on appeal; Commission disapproved the request for a zone change from R1-1 to
R3-1 for land located on the east side of Peach Avenue between Camarillo Street and a line
approximately 400 ft. northerly and also disapproved the request to establish a 10ft. building
setback line on the east side of Peach Avenue.
BZA-2598
On April 26, 1979 the BZA found that the AZA erred and abused his discretion by denying the
Applicant's request for a monument sign in case ZV 78-402. The BZA granted the appeal and
deleted Condition No.2 (no further signs allowed under the CR-1 zoning regulations shall be.'
permitted and the entire identification signing, except for parking lot directional signs, shall be
limited to those herein authorized) as imposed by the Associate Zoning Administrator's action
dated January 18' 1979. In addition, the BZA permitted the construction and maintenance of two
unlighted monument signs and one unlighted, double-faced monument parking sign. The BZA
added 3 conditions and includes Conditions Nos. 3, 4, and 5 of the Associate Zoning
Administrator's conditions dated January 8,1979. (See also ZA-1978-402-ZV-YD.)
ZV 78-402:
On January 18, 1979 the AZA approved the construction of three unlighted monument signs
subject to 5 conditions, but denied the original request for a monument sign.
BZA 2488. On March 7, 1978, the BZA found that Condilions 4-7 of CUZ 77-307 "served no
purpose and were unnecessarily burdensome"
CUZ-1977 -307
Approved by ZA December 7, 1977 and Board of Zoning Appeals on March 7, 1978, this action
authorized public parking spaces within 6 ft. of the front property line and 5 ft - 9 in. high
enclosing walls along La Maida Street and Peach Avenue, instead of the required 20 ft. setback.
The 6 ft. setback was required to be landscaped.
PM 3428 Recorded October 20,1977,

removed the (T) Tentative Classification

Affidavits
AFF 44942
Covenant and Agreement related to the approval of Parcel Map 3428. It prohibited the development of
Parcel A with residential development unless the required recreation and parks fees are paid. Dated July
29, 1977
AFF 44533
Covenant and Agreement to provide parking attendant during times building is in operation for Parcel A,
Parcel Map 3428 Book 85, Page 97 & 98 and known as 4827 Sepulveda Boulevard. Dated October 26,
1977
AFF44532
Covenant and Agreement (illegible) dated October 26, 1977 requiring the owner to "make exterior wall
conform to all building code requirements if freeway property is developed, also to provide a conforming
fence enclosing the parking area".
CFG 2000
Refers to compressed fill (grading on site).
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EXHIBIT C: PROPOSED CONDITIONS

Motion I)assed by SONe Land Use Committee Apri119, 2012
The Land Use Committee of SONe approves the IVT project with the changes that have been made
subject to the voluntary conditions that have been offered by the developer, not including voluntary
conditions

i),and

22 which were rejected and replaced by (he following conditions:

I) The Haul Route Permit hours shall be from 7:00 AM 10 3:30 PM,
The developer will be allowed to send up to 20 hauling trucks via the] 01 freeway westbound to
the Sepulveda offrarnp and south to Camarillo St, 10 stage the trucks on the property between
6AM and 7AM Monday through Frida)'. Said trucks will be allowed to load and exit the
properly via Camarillo St. to Sepulveda Blvd north to the j () I freeway onramp eastbound
between 7AfI;1and 9:30AM. No additional trucks will travel to the site Of stage in other nearby
areas until after 9:30AM.iIou] trucks will be allowed to load and travel normal routes between
9:30AM and 3:30PiVl.
2) The building owner/operators will be responsible for landscaping and future maintenance of the
landscaping on the strip of land between Sepulveda Blvd and Lillie Sepulveda in the area
between Camarillo st and Moorpark street in a manner consistent with the landscaping on the II
Viflnggio Toscano project site. This condition will run with the land.
3) The final drawings for (he Il Villagg io 'Ioscano project will be brought back to the committee to
review and approve for consistency with what h,IS been presented.
4) The configuration of the project is 399 dwelling units; 52,000 feet of commercial; it plaza of
13,OO(}feet; !206 car parking; with a lot coverage of 78.47%.
Voluntary Conditions (is 01" April 19, 2012
Site Pian alld Dcsi~[\

(2)The Applicant shallrequest a Specific Plan Bxel~pUon (0 expand the size of the publicly accessible
ground level plaza up to approximately 13,000 square feet along the Project's Sepulveda Boulevard
frontage. I f approved, the plaza ....
vould include tables, chairs, benches and planters with native
landscaped vegetation. The Applicant also shall request that the B ureau of Engineering and Advisory
Agency waive the portion of the two (2) fOOT wide sidewalk dedlcatlon identified for the Project along
Sepulveda Boulevard for the length of the plaza and perm it that area to be used to further expand the
sizo of the plazu, subject to a pedestrian access easement,

(2a) The Applicant shall request approval from the Advisory Agency and Department of Recreation
and Parks for application of the Project's QUimby fees towards improvements (0 the
landscaped median along Sepulveda Boulevard between Moorpark Street and Camarillo
Street. ff U90 of Quimby fueffi-appt'tt-vOO-fef-thooe-ftu:jJl'Oven1Ctlfs, J)he Applicant shall Install
landscaping within the median consistent with the landscaping along the Project's Sepulveda
Boulevard frontage. It' Quimby fees m'e not appn)vcd fm: those imprQvements. the
Avplicitnt shall install thmn at' its own expense. The Applicant shall maintain the installed
landscaped improvements within the median I'm the life ofthe Project,
(it) The Project height shal] be reduced to foul' stories along Sepufveda Blvd., six stories on the
interior of the silt: and eight stories along the freeway interchange.

(5) The Project shall include setbacks of 18 inches OJ) Sepulvedr Blvd. and Camarillo
eliminate an exception request (0 the Specific Plan.
(6) The Project shall fully enclose the parking structure along Camarillo to eliminate

S1. [0

all exception

/

request to the Specific Plan.
(7) The Project shall include an open air colonnade along Sepulveda Blvd. in front of the project's retail
componentto enhancethe architectural facade of the Project,
(8)The Project shall extend the gardens from the interior residential
they are visible to the public.

level to S~,pI11vcd\1 Boulevard so

/

(9) The Project Shill! include an additional pedestrian entrance to the retail from the ground level
parking off Carnari llo St.
(I 0) The Applicant/Owner shall include within all commerclal leases with its commercial renanus) the
necessary provision to provide parking within the Project to accommodate the demands of its
respective employees.All employees of the commercial tenanus) shall park "within the project and ,;haH
be prohibited from parking in the adjacent residential neighborhood across Sepulveda Boulevard.
(11) The Applicant/Owner shall include within (111residential leases tile necessary provision to require
11residential tenants and their guests/visitors to park their respective vehlclers) within the project and
shall be prohibited from parking in the adjacent residential neighborhood across Sepulveda Boulevard.
11

£\tblic Ameniti!cl,
(l 2) The Applicant shall make use of the Project's two community rooms accessible [0 local
community-based organizations, such as the Sherman O<11\.s
Neighborhood Council, Shennan Oaks
Homeowners Association and Sherman Oaks Chamber of Comm ercc.
(1:3) 'fhe Appfieanl [;il(:J.JlproYide iI liaison to: (i) work. WIth-lhe Sbel'lrmlJ Oaks Neighborhood Council to
identify ptlQrify parkland acquisition or improvement opportunities that could be funded by the
Project's Qutmhy Fees ill the Sherman Oaks area; (li) pn.\plH'~n report to the Department of Recreation
and Parks proposing the expend iture of Quimby Fees for such acquisition or improvements; (Iii)
collaborate with the Department of Recreation and Parks, the Council Office and (he Shennan Oaks
Neighborhood Council to expedite tile approval and expcnditore of the Quimby Fees; and (iv) identify
potentially available matching grant opportunities for such parkland acquisition or improvements.
(JA)
If approved by Specific Plan Exception, the Project shall maintain in its site design the
publicly accessible ground level courtyard plaza described in Condition 2.
Pedestrian,

Stt~ft5.9.\tnull{LT~nws1tEnhancement Plat]

(I 5)Prior to the issuance of a buildlng perm il (excluding grading, shoring and foundation perm its) for
tho Project, the-Applicant shall submit to the Department of Public Works for review and approval a
Pedestrian, Streetscape and Transit Enhancement Plan to provide pedestrian, streetscape and transit
enhancements to promote consistency with the neighboring Sherman Oaks Strectscapc and Design Plan
to foster a hlgh-quality pedestrian environment along the Project's Sepulveda Boulevard frontage. The
Plan may include such features as street trees, planter boxes, street furnintre, improvements to broken
and uneven sidewalks, sidewalk and intersection scoring, street lighting, bicycle racks, bus shelters, and
urban swales. Prior to the submission of the Plan to the Department of Public Works, the Applicant
shall provide a draft ofthe Plan to tile ii Vlllaggio Toscano Ncighborbood Committee 1'01'review and
input, Upon approval by the Department of Public Works WId any other applicable City Departments,
the Applicant Shill! implement the approved Plan prior to the issuance (J f a certificate of occupancy for
the Project.

Nel~orhQ.Q~!.
(16)

Committee

The Applicant shall form (he jJ Villagglo Toscano Neighborhood
Committee
"Committee") and assign a management-level
employee as a community liaison,

(the

!

a) Cor1J12osi,tiQl!.The Committee shall be comprised of the Applicant's community liaison and
representatives of the Sherman Oaks Homeowners Association, the applicable Council
Offlcc(s), the Sherman Oaks Neighborhood Council, and other interested cornmun ity
stakeholders ,

b) Meeting:>. The Applicant's community liaison shall meet with the Committee at least
four times PCI' year in regard to matters of concern to the neighbors and the community.
Meeting's shall be held when called by the Comm ittee on <It least two weeks' notice, The
community liaison shail also attend special meetings Oil reasonable notice called by a
majority or the participating stakeholders,
c) Mi.s.tig.H, The Commlttee and the Applicant shall work together In good faith 10
identify measures for expenditure from the Neighborhood Transportation Measures
Fund, to collaborate on efforts to expedite usc of the Project's Quimby Fees on priority
projects in the Sherman Oaks area, to collaborate on efforts to obtain [,A DOT approval
of use ofthe Project's PIA fees for the establishment ofa Transportation Management
Organization jJ1 the Sherman Oaks area, to provide input on the preparation and
implementation of the Pedestrian, Streetsoape and Transit Enhancement Plan, and other
matters ofcornrnunity
concern.
d) .G&!Nt1illg, Minutes ofthe Committee meetings shall be included in an annual report
prepared by the Appl lcant's liaison and submitted to the Department of City Planning

for inclusion in the case file.
NelghbDrhood

Tran~porlation

Meai!HrC~Fund ana Plan

(J 7)
Prior to the issuance ofthe first building permit for the Project, the Applicant shall
guarantee the necessary funding tor the $}OO,OOO fund required pursuant [0 Mitigation Measure
MM K" I5 ("N'~ighborhood Transportat ion Measures Fund"), through bond or lrrevocable letter
of credit, payable to L.ADOT.
8) The Fund will be used for measures that include bll! Me uot lunited [0 parking improvements
intended to increase parking availability, reduce search times and relieve traffic congestion;

neighborhood traffic calming; transit-related improvements and amenities; bicycle-related
improvements and amenities; pedestrian-related improvements and amenities; and streetscape
Imprnvemcnts and amenities.
the Neighborhood Transportation Measures Fund shall be
made only upon approval by the 'Neighborhood Committee and written
acknowledgement of the approved expenditure from the Di rector of P1Mfling and
b)AII expendituresfrom

LADOT.

(18) Prior to the issuance of' any buildlng permit for the Project, the Applicant shalt submit to the
Planning Department a proposed Neighborhood Transportation Measures Plan (the "Plan") designed to
create a formal mechanism for adrninlstration
of expenditures frOI11 the Neigh borhood Transportation
Measures Fund, a) The 1'1<111shall be developed in consultation with the Planning Department,
LADOT
and the applicable Council District Officers).
b) The Plan shall be submitted to the. P[ann ing Department

prior to issuance of any
building permit to allow ample opportunity for community and City review.
Implementation of the Plan shall proceed immediately upon the acceptance of the Plan
by the City.
c) The Plan

Ln8Y

include measures Stich as parking improvements

intended to increase

!

/1

parking availability, reduce search times and relieve traffic, congestion; neighborhood
traffic calming; transit-related improvements and amenities, bicycle-related
Improvements and amenities; pedestrian-related lmprovements and amenities; and
streetscapc improvements
and amenities, as well us other im provcmentsofpossible
concern to lite neighbors and community that may be brought to the attention of the
Planning Depa rtment, LA DCn~ th e applicable Counci I D lstrict 0 mee(s), the A PV j lean t
or the Neighborhood Committee

J

TrlUl~P-9J:tfllion Management Or~llnizat!.Q.tL
(I 9) The Appl icant shall make a good faith effort (0 obtain approval from LAf)OT and the Departrncnt
of City Planning to allow use 0 f the Project's PIA fee toward lh~ establishment of a Traosporteticn
Management Organization (TIvl0) for the Sherman Oaks area, Prior (0 the issuance of the first bui kllng
permit for the Project, the Applicant shill! submit 11 feasib iWy study <1ndbusiness plan for the
establ ishrnent of a TMO to LA DOT and the Department of City Planningfor review and approval.
(20) The Applicant shaf include tn its the feasibility study and business plan for the establishment of \1
TMO a goal of'pursuing innovative and Jlexibie programs and measures, proposals to estahlish
measures such as an online TMCl sirnila» to the Century City TMO that provides offers ridcsharlng
opportun ities and personalized travel plans, as well as shuttles to and from the Orange Line, and
empluyee discounts on transit passes to TMO rnern bel'S and the employees an d residents represented by
their membership.
:rX3.!.19J'1Ort9tionDemand M1l!lag.ement
(21) The Applicant's

Transportation

Demand Maoagement

Plan shall, at a in lnlmum, including the

following elements:

a) Discounted bus passes shall be made available to residentia] tenants at the time of
lease execution;
b} Transportation

Coordinator

0[.]-3)("e;

c) Coordination with area businesses to maxirnlzc leasing to (heir employees as central
lhcllS of marketing strategy;
d) Un bundle leasing of dwe ill ng nn its from parking spaces;
e) Preferential parking for carpoo Is and vanpools for retail employees;
1) Personal trip plans (transit, carpool, vanpool, bicycle, walking)

for residents and

employees,

g) Transportation

information to residents in project communications;

b) Semi-annual event's to promote ridesnarlng
i) Transportation

Information

and trunsit usage;

Displays incommon

arenstand

i) Wife restdenrinl lin it; for high speed internet access

.I

EXHIBIT D:
SURROUNDING

BUILDING HEIGHT~
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This analysis was commissioned by M. David Paul & Associates,
The LAEDC Economic and Policy Analysis Group offers objective economic and policy research for public agencies
and private firms, The group focuses on economic impact studies, regional industry analyses, economic forecasts and
issue studies, particularly in water, transportation, infrastructure and envhvnmental policy.
Every reasonable effort has been made toensure that the data contained herein reflect the most accurate and timely
information possible and they are believed to be reliable.
.
The report is provided solely for informational purposes and is not to be construed as providing advice,
recommendations, endorsements, representations or warranties of any kind whatsoever.
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Executive Summary
,

M. David Paul "Associates is proposing to develop
Il Villaggio Toscano in Shennan Oaks, a mixeduse project with' 399 residential units and 52,000
square feet of neighborhood-serving
commercial
space. The Mediterranean-style development will
consist of multiple 2-, 4- and 6-story residential
buildings arranged around a central courtyard
with several gardens on top of a 2-level
commercial podium. Residential
and visitor
parking will be accommodated in 1,206 parking
spaces placed in a four-level gaxage, with two
subterranean levels.

;

The current project density reflects changes from
the originally proposed 500 residential unit design.

Economic Impact of Construction
The company anticipates spending $137.4 million in the construction of the development.
This spending will generate $255 million in total economic output in Los Angeles
County and support 1,470 annual jobs with labor income of $86.5 million.
The total state and local taxes generated by the project arc estimated to be at least
$19.1 million,

Annual lmpact of Resident Spendfng
The project will add 399 apartment units to the neighborhood
increase in total resident spending and fiscal revenue.

and will contribute to an

Once the project is completed and occupied, resident spending will generate $11.4
million in total economic output and support 115 annual jobs in Los Angeles County
with labor income of $4.7 million.
The total ongoing state and local taxes generated due to spending by new residents
of Il Villaggio Toscano is estimated to be $1.28 million.

•

~

111""""'

Incremental property taxes due to the reassessed value of the ptoperty are expected
to generate an additional $1.6 million per year.
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Introd uetc n
M. David Paul Asaociates is proposing to
develop 11Villaggio Toscano, a mixed use
community with 399 residential units and
52,000 squere . feet of neighborhoodserving commercial space with a large
public plaza. The project will be located
at the cornet of Sepulveda Boulevard and
Camarillo Street directly next to the U.S.
Highway 101 and I-405 interchange in
Los Angeles County.
The

Mediterranean-style

.'

development

will consist of multiple 2-, 4- and 6-story
residential buildings arranged around a
central courtyard with several gardens on
top of a 2~level commercial podium.
Residential and visitor parking will be
Proposed 11Villaggio Toscano Site
accommodated in 1,206 parking spaces
placed in a four-level garage, with two subterranean levels.
It is anticipated that the commercial space 'will house a specialrygrocery store which will
serve as the anchor tenant, Street frontages will be landscaped and enhanced with amenities
to create an aesthetically-pleasing urban setting.
The project is desian,ed to fu:;hi¢ve asilve,r mtingunder the U.S Green BWkiing CouM:il.'s
Leadership in Energy and Environmental Design (LEED) green building program.
In this .report, the Economic and Policy Analysis Group of the Los Angeles County
Economic Development Corporation (LAEDC) presents an economic impact analysis of
the of the II Villaggio Toscano development in Los Angdes County in two parts. In Part II,
we estimate the expected economic impact of the initial construction of the project,
including direct, indirect and induced employment, labor income and business revenues
associated with the initial construction. In Part III, we estimate the expected annual
economic impact of the local spending of the future residents of 11Villaggio Toscano,

__
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II Economic and Fiscal Impact of Construction
In this section, we estimate the onetime economic impact in Los Angeles
County of the construction
of II
Villaggio Toscano.

;'

The metrics used to determine the
value of the economic impact include
employment, labor income and the
value of output. Employmml numbers
include
full-time,
part-time
and
seasonal employees, and the selfemployed. Labor if/come is a measure of
all income received by both payroll
employees
and the self-employed,
including wages and benefits such as
health insurance and pension plan contributions. OJ(tj)fft is the value of the goods and
services produced. For most industries, this is simply the revenues generated through sales;
for others, in particular retail industries, output is the value of the services supplied.
The methodology employed in estimating the total economic impacts is more fully described

in the Appendix.

Economic Impact
M. David Paul Associates estimates total construction costs will be $137.4 million, including
grading, site preparation, landscaping, architectural and engineering services, plumbing,
electrical, furniture and equipment, and construction management. The total estimated
economic impact of this spending in Los Angeles County is shown below.

Initial project spending ($ millions)

"-

$ 137.4

-'otal eCo~()m;~linpat!t'

Total employment Gobs)

1,470

Labor income ($ mlilions)

$

86.5

Total output ($ millions)

$

255.0

• May not sum due 10 rounding
Sources: M. David Paul & A$sodates; Estimates by LAEDC

2
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Project expenditures are expected to support 1,470 annual jobs with total labor income of
$86.5 million in Los Angeles County, and the total economic output is projected to be $255
million,
'I11e total impact spills across industries through indirect and induced effects. The complete
list of estimated impacts by industry sector appears in Exhibit 2,

Agricu Iture
Mining
Utilities
Construction
Manufacturing
Wholesale trade
Betail trade
Transportation and warehousing
InforrnaVon
Finance and insurance
Real estate and rental
Profe·ssional, scientific and technical services
Management of companies
Administrative and waste management
Educational services
Health care and social assistance
Arts, entertainment and recreation
Accommodation and food services
Other services
Government and non·NAleS

Total'

.E..l1IP(o.'ymt<nt -~_'·Latic:i1Jncome~' ·OutpW·~':
'.
'($:mllllonlll)'
. (tmllllonil)·
a
$ 0.0
$ 0.0
1.0
4
0.3
1
0.1
0.9
134.0
640
42.3
39
2.5
17.3
5.3
29
2.2
199
7.8
14.5
44
2.3
6.1
14
1.5
5.3
43
3.5
11.1
36
1.0
15.1
17.5
118
9.3
5
0.5
1.0
4.2
64
2.3
20
0.9
1.5
9.1
84
5.0
16
0.6
1.3
54
1.5
3.7
53
2.3
4.2
8
0.7
1.6
1,470
$ 86.5
$ 255.0

;'

.I

• May not sum due to rounding
Source: Estimates by LAfOe

Of the 1,470 jobs generated, almost 40 percent will be in the construction industry. Other
sectors will which see significant impacts include: retail trade; professional, scientific and
technical services; health care and social assistance; and administrative support and waste
management. Virtually all industry sectors will experience a positive economic impact from
the construction.
The values in the exhibit should be interpreted as illustrative of industry effects rather than
precise given model and data limitations. A description of these industries is provided in the
Appendix.
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Fiscal Impact
The economic activity created by the construction of the Il Villaggio Toscano project will
generate tax revenues for all levels of fiscal authorities statewide. Income taxes are generated
on the earnings- of workers and on business revenues. Sales taxes are generated by the
purchases of goods or services for the project and made possible by earnings sustained by
the construction project. The one-time total fiscal impacts of the project spending in Los
Angeles County are shown in Exhibit 3.

Fees, fines and othertaxes

$

3.0

Sales taxes

2.6

Incomes taxes

2.6

TotarStat~indLocalTaxes ~

,I

9.5

Property taxes

Social insurance

/

1.4
$ 19.1

• May not sum due to rounding
Source: Estimates by lAEDe

In total, construction expenditures will generate $19.1 million in tax revenues. This revenue
reflects the collection of local (city and count}') and state revenues for activity that has been
generated in Los Angeles County. Fees and permits are a significant portion of the overall
fiscal impact, and for the most part accrue to local taxing authorities, These include
estimated construction permit fees of $5.4 million, school district fees of $2.2 million,
Quimby fees (payment in-lieu of open space set-asides) of $1.6 million, Public Improvement
Assessments (PIA) of $1.29 .million, and an estimated $68,120 in art fees. Property taxes,
sales taxes and income taxes are generated through the increase in economic activity as a
result of the construction, and social insurance taxes include social security, unemployment
insurance, medical and retirement plans, and disability insurance paid by both employees and
employers due to the new activity generated.

4
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III Economic and Fiscal Impact of Resident Spending
It Villaggio Toscano's
primary
impact on the local economy will
come from the addition of 399
households (and their spending) to
the neighborhood. To quantify this
impact, we estimate the annual
income and spending for each new
household, and then calculate the
share of this spending that would be
directed to businesses
in Los
Angeles County.

;'

Extrapolating from the expected
rents, we estimate the income levels
of future tenants using data of the percentage of income typically dedicated to housing costs ..
Based on the U.S. Census Bureau's Amenca» C{)1tlfllllnity SlIrvey report on housing
characteristics, we estimate that the median household in the downtown area of Los Angeles
that rents its primary residence pays 40 percent of its before-tax income in housing costs.
Monthly rents at Il Villaggio Toscano are anticipated to range from approximately $1,500 for
a studio apartment to $3,500 for a 2-bedroom townhome unit. The exhibit below shows the
total number of apartments by unit type and the expected average annual rent for each.

##

ofU"I15

Average Allilual
Rent-PelUnlf

13

$ 18,000

1 BR

189

21,600

28R

177

28,800

20

42,000

Studio

Townhome
Total

399

$

25,700

Source; M David Paul & Assodates

The average annual rent of the residential units is estimated to be $25,700, or $2,140 per
month. We assume that all of the units will be rented to households with spending patterns
typical to residents of Los Angeles County. We further assume a 95 percent occupancy rate
at Il Villaggio Toscano based on the Census 2010 data for Los Angeles County. A higher
occupancy rate would translate into higher local spending and larger impacts; the inverse
would be true for a lower occupancy rate.

t!!l
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To estimate the local expenditures of typical Los Angeles County households, we apply the
spending patterns described in the Consllmer Expmdt'tlI!'C Sllt'l'~Y' 2009-2010 of the Bureau of
Labor Statistics of the U.S. Department of Commerce to the household incomes implied by
the rents.
The survey disaggregates spending for various categories, including housing, transportation,
food, health care, etc. We assume that only the following categories represent local retail
spending: food 'away from home, alcoholic beverages, housekeeping supplies, household
furnishings and equipment, apparel and services, gasoline and motor oil purchases, other
vehicle expenses, persona] care products and services, reading, tobacco products and
smoking supplies, and a portion of entertainment spending.

J

.I

Exhibit 5 presents estimates of average annual household spending for selected categories in
the Los Angeles area.

..

Item

Annual Estimate

% .oJAnnual

rnceme

$ 69,782

100.0%

Alcoholic beverages

491

0.7%

Apparel and servlces

2,340

3.4%

Entertainment

2,416

3.5%

Food at home

3,942

5.6%

Food away from home

3,240

4.6%

Gasoline

2,334

3.3%

Miscellaneous

804

1.2%

Personal care products and services

646
608

0.9%

92

0.1%

196

0.3%

Average Household

Income (before taxes)

Public transportation

Reading
Tobacco products

Subtotal

1.0%

2<U%

$11~1nQ;

Source: U. S. Dept of Labor, Bureau of LlIbor Statistics. Consumer Expenditure Survey, 2009,2010

The average household in the Los Angeles Metropolitan Statistical Area earns $69,782, of
which nearly 25 percent or $17,109 is spent on goods and services that are likely to be
purchased near one's place of residence; Tnt remaining 75 percent of household spending is
directed to housing, transportation costs (other than gasoline), health care, personal
insurance, pensions, and cash.

6

'"

Economic and Policy Analysis Group

II Viliaggio Toscano Development

REVISED AUG 2012

Economic Impact Analysis

Economic Impact
Using the information from Exhibits 4 and Exhibit 5, we estimate the total annual local retail
spending of the residents of the 399 units at II Villaggio Toscano. These estimates are
summarized in Exhibit 6.

NU!JIber ~f:.Re~fqent.Unlts

iOtaI, Houiel1oid
--_~,_
"'. ,,'.Sp.endi~'
1:19·

399$

6,485,200*

Household

,

;

-'

SpendIng for Selected .Categ!)r!es

Alcoholic beverages

186,100

Apparel and services

887,000

Entertainment

915,800

Food at home

1,494,200

Food away from home

1,228,100

Gasoline

BB4,700

Miscellaneous

304,800

Personal care products and services

244,900

Public transportation

230,500

Reading

34,900

Tobacco products

74,300

• Assuming 95% occupancy rate
Source: Estimates by I.AEDC

Exhibit 6 may understate the level of household expenditures on the categories identified in
Exhibit 5. The estimates in Exhibit 5 assume a lineal' relationship between spending patterns
and incomes; i.e. as household income rises, each category continues to receive the same
proportion of total household spending. However, we know that the demand for certain
goods and services varies with income. Households with higher incomes (and thus more
disposable cash) typically spend more on items such as restaurant meals, both in absolute
terms and as a proportion of their income. We have not adjusted for this pattern due to data
limitations.
This additional local spending will generate an annual economic impact, as shown in Exhibit
7.
The 399 residences in the 11 Villaggio Toscano development will add an estimated $6.5
million in annual spending in Los Angeles County on items that are typically purchased
locally. We expect this spending and related impact to faU within Los Angeles County. This
spending will generate $11.4 million in total economic output and will support 110 jobs with
labor income of $4.7 million.

d.
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$

Retail spending ($ millions)

Total
Output ($ millions)

ECQrlOfl)iC

jmpact
$ 11.4

Employment Gobs)
Labor income ($ millions)

6.5

/

115
$

4.7

Source: EsUmates by LAfDe

.I

This is a conservative estimate because certain categories have been omitted. To the extent
that spending in categories such as personal insurance, health care, and non-rent housing
expenditures (such as furniture and housekeeping supplies) takes place locally, actual
spending in the local area and the job creation will be higher than is estimated here.
Exhibit 7 describes the economic impact generated by the local expenditures of the new
residents of Il Villaggio Toscano. We have not included the staff that will operate and
maintain the property, including the buildingoperations, security and maintenance staff. Nor
have we included the workers operating the parking facility.
We have also omitted any consideration of the retail jobs at the site, which includes those
that will be added at the specialty grocery store. Using standard assumptions about the
number of employees typical of the retail industry, we estimate the retail component of this
mixed-use development could potentially sustain 1 permanent job per 1,000 square feet of
retail space.

Fisc:allmpact
We have identified $1.28 million in state and local tax revenues that will be generated by the
local retail spending of the new residents of II Villaggio Toscano, as shown in Exhibit 8.

Property taxes
Sales taxes
Income taxes (including profits taxes)
Fees, fines

466

414
142

90

Social insurance
Other taxes

rotQ.l:

$

_

85
83
l1~2~~~"

• May not sam due to founding
500(00: EtHmated by LAEDC
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As a redevelopment project, Il Villaggio Toscano will also generate an annual increase in
property taxes, We assume the assessed value of the properties will rise by at least the value
of the development. This may understate the actual reassessment.
The property tax tate in this area is estimated to be 1.179 percent. Given these assumptions,
we estimate that II Villaggio Toscano will generate an annual increase in property tax
revenues of $1.6 million. This is in addition to the impacts estimated above.

Land value improveme-nts ($ millions)
Property tax rate

: Incrtmtental P.r(lperty~ ReVel'iue($milUonslSource: M David Paul & AssociateS: Gt.!uIIty AAIaoI's

/

$137.4
1.179%
$ 1.6

Oftice

TIle resulting incremental property tax revenue will be shared among the County of Los
Angeles, the City of Los Angeles, Los Angeles School District, the Community College
District, and other taxing entities.

__
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Appendix
Methodology
The estimated economic impact includes
economic output, employment, and labor
income, which includes wages, salaries and
benefits. The total impact includes direct,
indirect alit! induced pcts. Direct ~ffect.f include
the materials and services purchased
during construction and the employees
hired by the developer and its contractors
during the construction of the project, and
household purchases of the new residents,
lndirea: effects are those which stem from
the employment and output motivated by
the purchases made by the developer and
its contractors. For example, indirect jobs
are sustained by the suppliers of the office
supplies and insurance purchased by the
developer4, by contractors hired for the construction, and by the new residents, !tld/fced
effects are those generated by the household spending of employees whose wages are
sustained by both direct and indirect spending,
We used information provided by M. David Paul Associates for the construction spending,
and estimated the indirect and induced impacts using models developed with data and
softwafe from MIG, Inc. MIG~s IMPLAN system is a r~bust \videly-used set of modeling
tools that provide economic resolution from the national level down to the ZIP code level.
We have assumed that the new residents of the development will come from out of the area
and therefore generate new activity. To the extent that the new residents will relocate intraregionally, our estimates will overstate the expected ongoing impacts.
Our estimates for labor income and output are reported in 2011 dollars. Labor income
includes payments made to wage and salary workers and to the self-employed. Employment
estimates are measured on a job-count basis for both wage-and-salary workers and
proprietors regardless of the number of hours worked, and are generally reported on an
annual basis, i.e., the number of full and part time jobs supported in one year.

__
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Description of Industry Sectors
The industry sectors used in this report are established by the North American Industry
Classification System (NAICS). NAICS divides the economy into twenty sectors, and groups
industries within these sectors according to production
criteria. Listed below is a short
description of each sector as taken from the sourcebook,
North .America« ItldlJst1)1 Classification
Syslel/J, published by the U.s ..Office of Management and Budget (2007).

Agriculture, Fom·try, Fishing and H,m/jug,· Activities
of this sector are growing crops, raising animals,
harvesting timber, and harvesting fish and other
~b
from ratm.s, ranches, Of the animals'
natural habitats.

Iv/ail Trade.' Activities of this sector are retailing
merchandise generally in small quantities to the
general public and providing services incidental
to the sale of the merchandise,
T ran.rporlr1lion and If?areboffsing: Activities of this

A1illing: Activities

of this sector are extracting
naturally-occw:ring mineral solids, such as coal
and ore; liquid minerals, such as crude
petroleum; and gases, such as natural gas; and
beneficiating (e.g., crushing, screening, washing
and flotation) and other preparation at the mine
site, or as part of mining activity.

Utilities; Activities of this sector arc generating,
transmitting, and! or distributing electricity, gas,
steam, and water and removing sewage through
a permanent infrastructure of lines, mains, and
plpes.
Com/mc/ion: Activities of this sector are erecting
buildings
and
other
structures
(including
additions);
heavy construction
other than
buildings;
and
alterations,
reconstruction,
installation, and maintenance and repairs.
M.afllf/acttlring: Activities of this sector are the
mechanical,
physical,
or
chemical
transfonnation
of material, substances, or
components into new products.

IV'h(}lesale Trade; Activities of this sector are
selling or arranging for the purchase or sale of
goods for resale; capital or durable nonconsumer goods; and taw and intermediate
materials and supplies used in production, and
pIOviding services incidental to the sale of the
merchandise.

sector
are
passengers and
goods, scenic
and supporting

providing
transportation
of
cargo, warehousing and storing
and sightseeing transportation,
these activities.

InjormatiOfl:

Activities
of tills sector
are
distributing information and cultural products,
providing the means to transmit or distribute
these products as data or communications, .and
processing data.
Fiuano: and Insurance: Activities of this sector
involve the creation, liquidation, or change of
ownership
of
financial assets
(financial
transactions)
and/or
facilitating
financial

transactions .
fual Estate and Refllal and Leasing: Activities of
this sector are renting. leasing, or otherwise
allowing the use of tangible or intangible assets
(except copyrighted works), and providing
related services.

ProfiJ'sional,

SciClltijk,

and

Tedmlca!

Services:

Activities of this sector
are performing
professional; scientific, and technical services
for the operations of other organizations.
M.uflagetlJCI1t of COfJIpaniCJ'and Bllte1pfim: Activities
of this sector are the holding of securities of
companies and enterprises, for the purpose of
owning controlling interest or influencing their
management
decision,
or
administering,
overseeing, and managing other establishments

4
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of the same company Or enterprise and normally
undertaking
the strategic or organizational
planning and decision-making of the company
or enterprise.

and Support and l!7astc Management
and Remediation Jewkes: Activities of this sector

AdfJlil1istratiw

are performing routine. support activities for the
day-to-day operations of other organizations,
such as: office administration, hiring and placing
of personnel, document preparation and similar
clerical services, solicitation, collection, security
and surveillance services, cleaning, and waste
disposal services.

II Wiaggio Toscsnc-Development

services to meet varied cultural, entertainment,
and recreational interests of their patrons, such
as: (1) producing, promoting, or participating i11
live performances, events, or exhibits intended
for public viewing; (2) preserving and exhibiting
objects and sites of historical, cultural, or
educational interest; and (3) operating facilities
or providing services that enable patrons to
participate in recreational activities or pursue
amusement" hobby, and leisure-time interests.

Jeroices: Activities of this
sector are providing customers with lodging
and/ or preparing meals, snacks, and beverages
for immediate consumption.

ACc()IJJffJodation and Food

Edllcational Jetviees: Activities of t/ussector

are
providing instruction and training in a wide
variety of subjects. Educational services are
usually delivered by teachers or instructors that
explain, tell, demonstrate, supervise, and direct
learning. Instruction
is imparted in diverse
settings, such as educational institutions, the
workplace,
or
the
home
through
correspondence, television, or at/let means.

Healtl) Care and Jociai.Assistance: Activities of tills
Sector are operating or providing health care
and social assistance for individuals.
Arts,

Enfartt/itlll/eft!

this sector

•

aft'

and Ret'lT!atjoft: Activities

operating

of
facilities or providing

. .,....- Economic and Policy Anaiysis Group

Otber Serolces (c.'<cept Public Admiflistration):
Activities of this sector arc providing services
not specifically provided for elsewhere in the
classification system. Establishments in this
sector are pdtnarll}' engaged in activities, such as
equipment and machinery repairing, promoting
or administering
religious activities, grantmaking, advocacy, and providing dry-cleaning
and laundry services, personal care services,
death
care
services,
pet care
services,
photofinisbing
services, temporary
parking
services, and dating services,

/

/

/
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10, 2012

Mr. Paul W. Krueger, Development

m.

TAL

david paul

Manager
.'

& associates

100 Wilshire Boulevard, Suite 1600
Santa Monica, California

RE:

Preliminary

90401

iI Villagglo Toscano

Financial Guidance for

4827 Sepulveda Boulevard,

Sherman Oaks. CA

Dear Mr. Krueger:
Johnson Capital is pleased to respond to your request to provide
for the proposed

mixed-use

development

preliminary

in Sherman Oaks, California,

financial guidance

referred

to

as il ViUaggio

Toscano (lVT). For more than two and a half decades Johnson Capital has provided
real estate with superior
equity financing,

David Paul & Associates
capital structures
marketplace.
understands
throughout
solutions

financial

commercial

information

mortgage,

and assistance in servicing in debt placement,

and capital services for

all types of properties.

As

M.

(MDPA) is aware, Johnson Capital advises its clients on a wide range of

to match your objectives

As a nationally

recognized
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Mr. Paul W. Krueger, Development Manager
September 10, 2012
Page :2

As you continue through the entitlement process please keep at the forefront of your analysis
that while interest rates are at their historic lows for construction and permanent financing a
project of this quality and scale will continue to be evaluated under current market
assumptions and performance fundamentals. Our expertise is in advising our clients on capital
structures to meet with the most appropriate loan programs available in the marketplace. In
this changed economy lenders of all types are definitely more selective in rendering loan
decisions. Two primary considerations are the sponsor and the quality of the asset being
financed. MDPA has been in the commercial development and construction business for nearly.
45 continuous years and is well respected for developing quality buildings with strong,
conservative financial objectives. Your company's experience in real estate development with
the integration of in-house construction services assures prospective lenders with an integrity
for completion. Based on MDPA's history of long-term ownership of land along with the
Project's highly desired residential component for this location, we believe that the IVT project
Is an extremely attractive asset class for lenders capable of servicing a large development. Thus
for a variety of reasons, lenders capable of financing such a project will be attracted to the
project, however the real question is whether these institutions are able meet the financial
objectives for the existing partnership without imposing MDPA to assume unreasonable risks
for its development.
The preliminary review of identifying institutional requirements with that of the project has
lead through numerous financial companies that may be able to provide such debt capitel,
however the restrictions imposed could require major changes to your underlying financial
objectives. As briefly discussed in earlier conversations, the simple parameters to consider with
the IVT project and its partnership composition would be to assume low cost debt capital
without requiring additional equity capital for the development of the project. This translates
Into obtaining high loan to cost/value structures as well as looking at both construction and
permanent financing simultaneously. Recognizing the conservative structure that is desired
without placing undue financial risk on the partnership, we have evaluated various capital
sources including life companies, pension funds, conduits and government sponsored
enterprise funds (GSE's). Due to the financial needs for this size of project, local and regional
bank restrictions will limit their participation and require toan syndication. While the regional
banks may be considered, at this stage of guidance we encourage MDPA to seek capital from
one or two institutions as opposed to pooling several together so as to reduce the overall
limitations potentially imposed on the capital stack. Further we encourage MOPA to seek larger
institutions capable of .sourcing the necessary capital independently thus simplifying the
process altogether.
Based on your company's objectives we believe that MOPA would be well served by sourcing
the debt capital from a government sponsored enterprises (GSE). Although more restrictive in
the sense of less negotiating power on behalf of the sponsor, the GSEfunded loans are
considered to provide some of the best overall terms for mixed-use development projects.
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Mr. Paul W. Krueger, Development Manager
september 10, 2012
Page 3

Primary characteristics for the GSEfunded capital will be higher loan to cost structures that life
and pension companies while also providing MDPA with the added benefit of including
permanent/take-out financing at the same time of sourcing the loan prior to construction. Yet
the feature that truly separates the GSEprogram, quite honestly, is the low interest rate and
term of the mortgage. As mentioned earlier we are in a historic period of low interest rates and
while most debt capital sources are providing terms ranging from ten to twenty five years, the
GSEprogram enables the sponsor to not only have the low interest financing through
construction but also throughout the entire length of the permanent component as well. But
unlike the life and pension companies, the GSEoffers new construction loans with long term
permanent financing for forty (40) years. As you can imagine this program is not for everyone,
however when compared to your financial objectives for long term ownership, stable
management, limited and/or no additional equity capital requirements - the GSEprogram is
very attractive. However, we would acknowledge that the GSEloan application process is more
involved and income ratios between residential and commercial tenants are more restrictive.
Specifically the GSErestricts commercial income to fifteen (15) percent or less when compared
to the combined gross Income for the project. In relation to the IVT project, the income ratio
would appear to be at or near a break point level needed for GSEloan underwriting. The
current configuration for IVT is 399 residential apartment units and 52,000 square feet of
neighborhood commercial. Based on the square footage of the residential and commercial
areas with that of local market data we estimate the gross income for the residential portion of
the Project to be roughly 86% of the total. Thus any significant reduction to the residential
portion of the project will cause the project to be out of line with the GSEprogram
requirements and unable to be considered as a viable source of debt capital without additional
equity capital. We understand that your original configuration sought to develop 500
residential apartment units with a marginally higher amount of retail space. For obvious
reasons the larger amount of residential income versus the commercial provides you with a
higher tolerance for sensitivities associated to the local market rental rates. As you proceed
with the approval ofthe IVT project it is strongly advised that MDPA not reduce the amount of
residential density/unit count from its current level. Any reduction in the residential portion of
the project below 375 units will cause the estimated lncorne ratio to be unacceptable for the
GSEprogram and force additional equity capital from an outside source that will significantly
impact IVT's financial performance. The 375 unit level projection is based on our understanding
of the current rental rates for both commercial and residential space and our preliminary
assumptions to maintain the proposed level of commercial floor area within the project. The
neighborhood commercial space is diVided among the base assumption for an anchor specialty
grocery tenant afforded 45,000 square feet with the remaining 7,000 square feet for typical inline tenants. For both the commercial and residential components we expect the IVT project to
be at the top range of the market due to the quality, age and amenities offered to its tenants
compared to existing comparable locations.
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Mr. Paul W. Krueger, Development Manager

September 10, 2012
Page 4

We understand the high barriers placed on obtaining approval for a project of this size, quality
and location and respect the work that MDPA has accomplished to date. The information
provided is our preliminary guidance for the IVT as you co~tinue through the entitlement
process. In order to reduce the potential for additional eqjJity capital from outside sources, the
income ratio will need to remain weighted toward the reSi~ential component as described
above. We look forward toc:ontinuing our relationship wi~h MDPA and will continue to advise
you on the market as it evolves.

!

I

Should you have any immediate questions please do not hesitate to contact myself at your
convenience.
Very truly yours

---

Brent Lister
Senior Vice President
Johnson Capital

.I

EXHIBIT G: MARKET PLAN
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IVT Consistency with Transit Oriented Development Vision

o

Transit Options
o Transit stops within ~ mile of site at intersection of Sepulveda and Ventura
Boulevard:
• Metro Rapids (3-10 minutes during peak commute times)

•
o
o

•

Metro Rapid 734 runs along Sepulveda Boulevard access to
Orange line and Sylmar/San Fernando Metrolink;

•

Metro Rapid 761 access from Pacoima to UCLA via Van Nuys and
Sepulveda Boulevards;

•

Metro Rapid 750 runs along Ventura Boulevard from Warner
Center to Universal City;

Local Services

•
183,234,150/240
Orange Line within 2 miles of the site
East San Fernando Valley Transit Corridor study includes Sepulveda Boulevard
as an alternative.

o

Employment Proximity
o 6.5 million square feet of commercial office space within % mile of the site.
o Significant number of retail and services jobs within same proximity.

o

TOD Design Elements
o TMO: Direct portion of Project Impact Assessment fee to establish area wide
Transportation Management Organization.
o Retail: Sepulveda frontage is designed with neighborhood retail uses.
o Bike Parking consistent with recently approved Bike Parking Ordinance = 491
total:
• Residential: Long term 399, Short term 40
• Commercial: long term 26 and short term 26
o Pedestrian Enhancements
•

Sidewalks
•
12 foot side walk along Sepulveda
•

Private enhancements which add between 10 and 70 feet along
same frontage

•

•
•

Volunteered Condition to extend Sherman Oaks Streets cape and
Design Plan
13,000 SF public plaza along Sepulveda
Volunteered Condition to improve an adjacent and neglected public rightof-way

1
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IVT Consistency with Transit Oriented Development Vision

o

TOM
o

o
o
o

o

On-site Transportation Coordinator
• Personal trip planning (transit, carpool, vanpool, bicycle, walking) for
residents and employees
• Transportation information disseminated to residents in project
communications
• 'Coordination with area businesses to maximize leasing to their
employees as central marketing strategy
• Transportation Information Displays located in common areas
• Semi-annual events to promote ridesharing and transit usage
Discount bus passes made available to residential tenants at the time of lease
execution
Wire residential units for high speed internet access to enhance live/work
potential
Unbundle the parking from the lease
Preferential parking for carpools and vanpools for retail employees

2
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II Villaggio Toscano
Compliance with Zoning Information (Z.I.) NO. 2427
Freeway Adjacent Advisory Notice for Sensitive Uses
Below is a summary of how the II Villaggio Toscano
Freeway Adjacent Advisory Notice for Sensitive Uses.

Project addresses the City's

1. Conduct Site-Specific Health Risk Assessment
•

•

A health riskassessment (HRA) was prepared by Air Quality Dynamics utilizing
U.S. Environmental Protection Agency, California Air Resources Board (CARB)
and South Coast Air Quality Management District (SCAQMD) assessment
guidelines.
Conservative Methodology and Comprehensive Analysis
o

The HRA was conservative (health protective) in assessing potential
health risks by assuming that residential interior exposures would occur 24
hours per day, 350 days per year for a maximum of 30 years.

o

Meteorological data from the SCAQMD was used to represent local
weather conditions and prevailing winds throughout the project area.

o

On-road emission factors were generated from a computer based program
developed by CARB to produce composite emission rates that represent
vehicles traveling along U.S. Highway 101 and the Interstate 405
freeways.

o

The HRA addressed both short and long term exposures associated with
roadway pollutants. Based upon available guidance, the HRA considered
the following pollutants:
•
•
•
•

Benzene
Formaldehyde
1,3-Butadiene
Acetaldehyde

•

Acrolein

•
•
•
•

Diesel Particulates
Reentrained Particulates (PM10/PM2.5)
Carbon Monoxide (CO)
Nitrogen Dioxide (N02)

I

II Villaggio Toscano
Compliance with Zoning Information (Z.I.) NO. 2427
Freeway Adjacent Advisory Notice for Sensitive Uses
•

HRA concludes:
o

o

Less than significant impacts / within acceptable limits:
• Chronic and acute noncarcinogenic effects.
• CO and N02.
• 'Use of outdoor areas due to shorter durations of exposure.
Impacts requiring mitigation:
• Carcinogenic exposures (diesel particulates) exceed thresholds.
• PM10 emissions exceed 24-hour / annual significance thresholds.
• PM2.5 concentrations exceed 24-hour significance threshold.

2. Improve Indoor Air Quality with MERV-Rated or HEPA Air Filtration Equipment
•

HRA Recommends MERV Filtration
Significant & Within Thresholds
o

to Reduce

Impacts

to Less Than

Installation of whole-house systems utilizing either traditional media or an
electronic air cleaning device, which meet MERV ratings of 15 and/or 16,
based upon specific building setbacks and elevations.

3. Further Reducing Exposure through Proiect Design
While not determined to be necessary by the HRA, the Project incorporates design
elements to further reduce impacts, consistent with the Advisory:
•

Building Orientation. While the HRA concludes that impacts to users of open
space areas would be less than significant, these areas are primarily located
within interior courtyards and located as far away from the freeway as possible,
per Mitigation Measure 8-11.

•

Screening with Vegetation.
Mitigation Measure 8-11 requires landscaping
along the property perimeter nearest the freeway.

•

Reduce Operable Windows. Mitigation Measure 8-11 requires that freewayfacing windows be inoperable, except where required by the building code.

,
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Biography
Bill Piazza of Air Quality Dynamics

Mr. Bill Piazza has more than 20 years of experience in the field of environmental health and safety with
particular expertise in both air dispersion modeling and health risk assessments.
Mr. Piazza has
completed more than 200 risk and hazard assessment studies. To date, he has characterized and
modeled the contaminant emissions of more than 2,000 commercial and industrial operations.
Mr. Piazza has participated in the drafting of several environmental
regulations including Public
Resources Code Section 21151.8 and Education Code Section 17213 (e.g., SB 352) which requires
school districts to evaluate the impacts of siting schools within close proximity to facilities that emit toxic
air contaminants.
Mr. Piazza has performed private consultative services to clients such as MCA and Disney Development .'
Companies, the Los Angeles City Department of Water and Power, Communities for a Better
Environment, Corporation for Clean Air, Safe Action for the Environment and the Santa Clarita
Organization for Planning the Environment. Mr. Piazza has provided services as a subcontractor to other
consulting firms to assess the impact of both process and fugitive emissions associated with projects
prepared under the auspices of the California Environmental Quality (CEQA) and National Environmental
Policy Acts (NEPA).
Mr. Piazza has consulted with members of the Los Angeles, EI Segundo, Huntington Park and Rolling
Hills Estates city councils, as well as members of the City of Santa Monica Airport Commission, to
address issues related to air toxic emissions.
Mr. Piazza has lectured for several health and hazard assessment classes conducted under the auspices
of the University of California, Los Angeles and the University of Southern California and made several
presentations to the American Industrial Hygiene Association, Southern California Society for Risk
Analysis, California's Coalition for Adequate School Housing and Coalition for Clean Air on communitybased risk and exposures to both criteria pollutants and toxic air contaminants.
Mr. Piazza participated as a member of the South Coast Air Quality Management District's (SCAQMD)
Localized Significance Threshold Working Group which developed an assessment tool to assist lead
agencies in the analysis of air pollution impacts at the local scale. Mr. Piazza was also a member of
SCAQMD's MATES II external peer review group responsible for evaluating the agency's technical
methodology and implementation plan to characterize ambient levels and "hot spot" concentrations of
toxic compounds throughout the South Coast Air Basin.
Mr. Piazza additionally participated as a member of the California Air Resources Board's (ARB) Risk
Management Subcommittee and Risk Characterization Technical Group responsible for developing
statewide assessment methodologies to assess the generation and associated impact of diesel emissions
on sensitive receptor populations. Mr. Piazza was also a member of ARB's Community Health Modeling
Working Group which was responsible for developing guidelines for the assessment and mitigation of air
pollution impacts at the neighborhood scale.
At the request of Ted Lieu, California Senator, 28th District, Mr. Piazza provided testimony to members of
the Senate Select Committee on Air Quality relating to community impacts from aircraft and ground
support operations at Santa Monica Airport.
Mr. Piazza's assessment work has also been featured in journal articles published by Environment and
Planning C: Government and Policy 2002 and the Journal of Environmental Health.
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VIA HAND DELIVERY
Jose Carlos Romero-Navarro
City of Los Angeles
Deputy Advisory Agency
Department of City Planning
6262 Van Nuys Blvd" Room 351
Van Nuys, CA 9140]

Nick Hendricks
City of Los Angeles
Department of City Planning
6262 Van Nuys Blvd" Room 351
Van Nuys, CA 91401

Re:

n Villagoio

Toscano Project - Case Numbers: CPC-2010-3152-ZC-HO-SPE-SPRSPP-CUB; VTT - 61216; ENV-2004-6000-ElR - Responses Letters and Comments
Submitted for February 19,2013 Hearing

Dear Me Hendricks and Mr. Romero-Navarro:
As you know, this firm represents the Project applicant, M. David Paul & Associates.
With this letter we provide a memorandum and attachments thereto that provide evidence
and analysis responsive to the written and oral comments submitted to the City of Los Angeles
Planning Department as part of the February 19,2013 joint-hearing on the above-referenced
Il Villagio Toscano Project. For your convenience, the memorandum and attachments are also
provided electronically on the enclosed portable storage device, Revised proposed California
Environmental Quality Act findings are also provided for independent review and consideration,
Very Truly Yours,

RJ. Comer

RJC
Enclosures

.I

MEMORANDUM

ARMBRUSTER
GOLDSMITH
DELVAC
LLP
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DATE:

March 8,2013

TO:

Nicholas Hendricks, City of Los Angeles Department of City Planning
Jose Carlos Romero-Navarro, City of Los Angeles Deputy Advisory Agency

FROM:

R.I. Comer
David A. Goldberg

CC

Jonathan Brand, CD 4

SUBJECT:

II Villagio Toscano Project - Responses to Comments
Case Numbers:
CPC-2010-3152-ZC-HD-SPE-SPR-SPP-CUB
VTT- 61216
ENV-2004-6000-EIR

INTRODUCTION
This memorandum provides comprehensive responses to written comments and oral
testimony taken with regard to the February 19,2013 hearing on the above-referenced II
Villagio Toscano Project (the "Project"). This firm represents the Project applicant, M.
David Paul & Associates. In particular, this memorandum responds to the letter dated
February 14,2013 from attorney Bradly Torgan (the "Torgan Letter") on behalf an
otherwise unidentified association of persons known as Sherman Oaks Residents for a
Safe Environment ("SORSE,,).1 This memorandum also responds to other letters and
comments received during the February 19 hearing. This memorandum also addresses
the comments submitted jointly by the Sherman Oaks Homeowner's Association and
Homeowners of Encino on February 19,2013 (the "SOHA Letter"). This memorandum
also refers to the Final ErR Supplemental Analysis Responses to February 2013
Comments (the "Supplemental RTC's") prepared by Matrix Environmental and the
attachments thereto.

1 As of the date of this memorandum "Sherman Oaks Residents for a Safe Environment"
that is registered with California Secretary of State.

is not an entity

ARMBRUSTER & GOLDSMITH LLP
Nicholas Hendricks
Jose Carlos
CPC-2010-31S2-ZC-HD-SPE-SPR-SPP-CUB;
March 8,2013
Page 2

VTT - 61216; ENV-2004-6000-EIR

We have carefully studied the Supplemental RTCs, the Torgan Letter, the SOHA Letter,
and all of the attachments thereto, as well as the written and oral testimony received. The
analysis in this memorandum and the technical reports attached hereto show the
following:
•

Although the Torgan Letter and other comments express opposition to the Project,
none of the materials provided or testimony given contains substantial evidence
that the Project Environmental Impact Report ("EIR") is inadequate or fails to
compJy with the California Environmental Quality Act ("CEQA").

•

Neither the Torgan Letter nor any of the testimony or submissions from Project
opponents provides substantial evidence of new significant impacts and none of
the materials provide substantial evidence that the Final EIR must be recirculated
for public review before certification.

•

Neither the Torgan Letter nor any of the testimony or submissions from Project
opponents provides substantial evidence that the requisite Tract Map and Specific
Plan Exception findings cannot be made. Mr. Torgan, SORSE, and other Project
opponents may disagree with granting the Project approvals sought by the
applicant, but substantial evidence supports each and every requisite finding.

The following documents are attached hereto for incorporation into the Administrative
Record of the Project along with this memorandum:
•
•
•
•
•
•

Exhibit
Exhibit
Exhibit
Exhibit
Exhibit
Exhibit

A - Grand Apartments Inspection Permit;
B - Google Earth Street Views;
C - Revised Project Step-Back Cross-Section;
D - Reply BriefLASC Case No. BS12829;
E - Crain & Associates letter dated February 14,2013;
F - Rent Stabilization Notices to Withdraw.

Where helpful, this memorandum provides citation to legal authority such as CEQA
provisions and case law when such citations are necessary to correct Mr. Torgan's
incorrect or incomplete statements oflaw.
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VTT - 61216; ENV-2004-6000-EIR

THE TORGAN LETTER

;'

The Torgan Letter Was Submitted More Than Two Years After the Draft
Ern Was Circulated for Public Comment
The Draft EIR was released for public circulation in December 2010. Several public
comments were received and responses are provided in the Final ElK The Final EIR
also reflects a substantial reduction in the Project from 500 residential units to 399
residential units as well as substantial design changes. These Project revisions arose out
of a comprehensive program of community stakeholder engagement that was documented
in the applicant's presentation on February 19.
Despite the availability of the Draft EIR for public comment and several opportunities to
directly interact with the applicant and express concerns, Mr. Torgan and SORSE ignored
these opportunities and delayed filing the Torgan Letter until February 14, 20l3-one
business day before the February 19 hearing. A May 26,2011 Project-specific
correspondence from Hans Giroux addressed to Mr. Torgan and attached to the Torgan
Letter indicates that Mr. Torgan had been retained long before SUbmitting his February
14,2013 letter.
CEQA discourages the kind of intentional last-minute document dumping such as Mr.
Torgan's, and CEQA expressly states that a lead agency is not required to respond to the
Torgan letter at all. (CEQA Guidelines 15088(a), 15207.) Nevertheless, substantive
responses have been prepared.
The Environmental

Analysis Is Not Outdated

Throughout his letter, Mr. Torgan incorrectly claims or infers that the EIR's analysis is
outdated. The environmental analysis is not outdated. CEQA unequivocally establishes
the environmental baseline of any EIR analysis as the date on which the Notice of
Preparation is published or when the envirorunental analysis commences. (CEQA
Guidelines §15125(a).) The Project NOP was published on December 13, 2004.
Typically, this would be the date of the environmental baseline against which the Project
impacts are measured. However, in an abundance of caution and to account for a delay
between the date of the NOP and the beginning of the environmental analysis, the
environmental baseline was adjusted to 2008-the year the Project traffic study was
completed.
The Project traffic study was done in 2008 and included a comprehensive related projects
list. The 2008 related projects database in the traffic study and EIR was large and
extensive, analyzing 51 related projects within an approximate 3.5-mile radius of the

ARMBRUSTER & GOLDSMITH LLP
Nicholas Hendricks
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VTT- 61216; ENV-2004-6000-EIR

Project site. A radius of 1.5-2.0 miles is typically used in most traffic studies. As a
result, the traffic study conservatively assumed higher traffic volumes from related
projects. While itis expected that some ofthe related projects have not proceeded or
have been downscaled due to the economic recession that began in 2008, the trips from
all of these projects are still included in the analysis of future traffic volumes. In
addition, an ambient traffic growth factor of two percent per year was used at the time of
the original traffic study, accounting for potential projects not yet proposed at the time
the related projects database was developed. In 2010, the traffic study was updated to
reflect a revised buildout year for the Project and, as part of that update, additional
ambient growth again was added to the counted traffic volumes, consistent with LADOTapproved methodologies for traffic study updates. No projects were removed from the
2008 related projects list.
The horizon date of the Project traffic study has been updated to 2015 (the "2015
Analysis"). (Supplemental RTCs Appendix D.) The 2015 Analysis does not require
updating the related projects list because the related projects list is an element of the
environmental baseline. The 2015 Analysis updates the traffic analysis for the Final EIR
Project comprised of 399 dwelling units, a grocery store of 45,000 square feet and 7,000
square feet of retail use. This updated analysis assumes a two-year construction period.
The updated traffic data in the 2015 Analysis reached the same conclusions for the
Project as in the Final EIR. In particular, the 2015 Analysis concludes the Project would
result in the same significantly impacted locations for the year 2015, without and with
mitigation, as determined for the year 2013.
Regarding the 405 Freeway Improvement Project, this is a construction project that is
temporary in nature and with short-term construction effects. Once completed, the 405
Freeway Improvement Project is expected to improve capacity along the Sepulveda Pass
corridor and have long-term transportation benefits. Yet, for purposes of a conservative
analysis, no capacity improvement or other similar credit attributable to this freeway
project was assumed in traffic study or EIR.
Mr. Torgan mischaracterizes the holding in Citizens for East Shore Parks v. California
State Lands Commission (2011) 202 Cal.App.4th 549. The case upholds the CEQA rule
that the environmental baseline of an EIR is generally the date on which the Notice of
Preparation is published or when environmental analysis commences. The Citizens case
does not require that a baseline be updated simply because the NOP or commencement of
environmental review was several years prior. To the contrary, the case reiterates and
upholds this approach. Rather, in Citizens, the State Lands Commission, at the beginning
of the CEQA review process in 1999, determined the EIR should assess environmental
impacts of a lease renewal for a currently operational Chevron Long Wharf Marine
Terminal against a baseline that assumed no terminal operations but the terminal structure
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remaining physically intact. Over the years, the Lands Commission changed its view as
to the appropriate baseline. Accordingly, the draft and final EIRs defmed the lease
renewal project as- allowing Chevron to "continue its existing Long Wharf operations"
and used the existing, actual condition of the marine terminal, which included off-loading
and on-loading operations, as the baseline by which to assess potential environmental
impacts. Using this baseline, the EIRs concluded the lease renewal could result in
significant environmental impacts due to potential oil spills. Consequently, the State
Lands Commission revised (it did not update) its baseline to reflect that at the time its
NOP was published the marine terminal was operational. Consequently, the Citizens case
does not stand for the proposition Mr. Torgan claims. It stands for the proposition that a
lead agency may correct a mistake made at the commencement of its CEQ A process.
Although no further analysis of the environmental baseline beyond 2008 is necessary or
required, the facts are that the environmental conditions surrounding the Project have not
changed significantly since that time. A profound economic recession occurred in 2009
which dramatically curtailed development. The result of the recession is that
development projects stopped and few others were proposed. While it is expected that
some of the related projects have not proceeded or have been downscaled due to the
economic recession that began in 2008, the trips from all of these projects were still
included in the analysis of future traffic volumes. Consequently, updating the related
projects list is not warranted.
The Torgan Letter and General Topic Articles Are Not Substantial Evidence
Mr. Torgan incorrectly presents his own letter and general topic articles attached thereto
as substantial evidence. They are not. A lawyer's letter filed on behalf of a project
opponent speculating as to project impacts or merely disagreeing with the analysis is
argument, not evidence. (Pala Band of Mission Indians v. County of San Diego (1998)
68 Cal.App.d" 556, 580.) Similarly, general topic articles and studies that do not address
the specific Project are not substantial evidence of Project impacts. (Newberry Springs
Water Ass 'n v. County of San Bernardino (1984) 150 Cal.App.3d 740, 750.)
Consequently, Mr. Torgan's letter is not substantial evidence. Of the exhibits attached to
his letter, Exhibits 1, 2, 3,4, 6, 11, and 12 are all general topic articles that do not address
Project specifics and do not include any specific Project information. Consequently,
these general topic articles do not constitute expert testimony and are not substantial
evidence of Project environmental impacts under CEQA.

/

,I

ARMBRUSTER & GOLDSM1TH LLP
Nicholas Hendricks
Jose Carlos
CPC-2010-31S2-ZC-HD-SPE-SPR-SPP-CUB;
March 8,2013
Page 6

VTT - 61216~ ENV-2004-6000-EIR

The Project Description of Uses and Access is Complete and Complies with

;'

CEQA

Mr. Torgan mischaracterizes the Project description and misunderstands the Final EIR,
then claims that the EIR Project description is inadequate. The Project description in the
Draft EIR accurately describes the height and number of uses and buildings and the Final
EIR accurately describes Project reductions made in response to public input. Draft EIR
Table II-lists each use and identifies the floor area of each use. Draft EIR Figure II-4
clearly shows the location and number of buildings. The Draft EIR clearly stated that the
Project was six stories across above a podium. Subsequent to the circulation of the Draft
EIR the Proj ect was revised, reduced, and stepped-back as shown in the Final EIR. Final
EIR page II-I and the Exhibit II-I clearly show the number and height of various
buildings and clarify the location of each building and the height of each building above
the 2-story podium. The description of uses is clear and unambiguous.
Similarly, Mr. Torgan unreasonably claims that a minor inconsistency between the text
and a figure regarding driveways requires recirculation of the EIR. Yet, Mr. Torgan
offers no evidence that this inconsistency deprives the public of a meaningful description
of the Project. Technical perfection is not required in CEQ A documents.
As clearly shown on Final EIRFigure II-I, Project has the following driveway and
internal circulation elements:
•

•
•
•
•

A private, two-way, dual-purpose driveway/fire lane extending from Sepulveda
Boulevard to Camarillo Street along the backside of the site (the "Back Lane")
with ingress and egress on both Camarillo Street and Sepulveda Boulevardingress from Sepulveda is restricted to right turn in and egress onto Sepulveda is
restricted to right-turn out;
2 Retail driveways into and out of the parking structure: 1 from the Back Lane
and 1 from Camarillo Street;
1 Resident driveway into and out of the subterranean levels of the parking
structure from the Back Lane;
1 Residential guest driveway into and out of the parking structure from Camarillo
Street;
I Residential drop off and drive-thm on Camarillo Street involving an ingress
curb-cut and egress curb-cut.

.'
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The Aesthetics Analysis Uses the Appropriate
Complies with CEQA

Comparative Standards and

The Aesthetics section of the EIR accurately describes the height of the Project elements,
nearby buildings and uses, the Project surroundings and nearby sensitive uses. Mr.
Torgan incorrectly implies that because the tallest elements of the Project are taller than
some buildings on Sepulveda Boulevard the Project has a significant aesthetic impact.
Mr. Torgan's implication lacks evidentiary support and reflects purposefully narrow view
of the surrounding area. The Grand Apartments referenced by Mr. Torgan is 4 stories and
6O-feet in height. (See Inspection Permit attached hereto as "Exhibit "A".) Mr. Torgan
then claims that the 16-story Comerica building is not a relevant comparison because he
thinks it is too far away. As can be seen on a Google Earth Street View image taken from
underneath the 1-405-to-101 transition (Exhibit "B" View 1), the Draft EIR accurately
describes the surrounding area for purposes of aesthetic analysis. (See also Supplemental
RTCs Figure 1.) Multi-story residential is seen in foreground in very close proximity to
the 101 Freeway; the vacant Project site is visible to the tight; the 75-foot Sherman Oaks
Galleria parking lot is visible on the left adjacent to the Project site; lower rise 2-story
structures are also seen along the east side of Sepulveda, and three very tall buildings are
visible along Sepulveda Boulevard. The view from westbound Camarillo Street toward
Sepulveda shows the dramatic differences in height that already characterize the
surrounding area. (See Exhibit B, View 3.) The 777 Motel is already dwarfed by the
Grand Apartments building which immediately abuts the motel, and right behind the
motel the Galleria parking structure rises 75 above it. The Project site is across Camarillo
Street and with the revised step-back design the tallest elements of the Project are at least
65 feet from the 777 Motel. Consequently, the Project is consistent with the prevailing
development in the area.
Furthermore, Mr. Torgan discounts the fact that with the proposed stepbacks, the taller
buildings would be concentrated across the street from the Galleria Parking Garage and
generally past the motel use. The Torgan Letter does not provide substantial evidence of
an aesthetic impact requiting recirculation; the Torgan Letter provides Mr. Torgan's
overly narrow opinions on what the surrounding area is and what is important.
The appropriate scope of aesthetic impact analysis is to compare numerous elements such
as height, density, bulk, setbacks, signage of the Project to the surrounding area. (Draft
EIR page IV.A-14.) Height is one element stated in one of seven Aesthetic/Visual
Quality Thresholds of Significance. Furthermore, the appropriate aesthetic/visual quality
comparison is to the entire surrounding area, not just the two shortest buildings along
Sepulveda Boulevard-as
Mr. Torgan suggests. The EIR makes abundantly clear that the
portions of the project that exceed the 75-foot height limit are in the back of the Project
next to the Freeway Interchange that forms the longest of the three borders of this site.
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The portions of the Project along Sepulveda Boulevard are less than 75 feet-within the
permitted height limit. The land uses closest to the portions of the Project that exceed 75
feet in height are: '1) the Sherman Oaks Galleria parking structure, which is 75 feet tall
and 2) the 405 Freeway Interchange, which is not adversely impacted by an adjacent
taller structure. With the proposed stepbacks, the taller buildings would be concentrated
across the street from the Galleria Parking Garage and generally past the motel use. The
Draft EIR did not conceal that the Project would be substantially taller than the motel and
the Grand Apartments, but correctly took into consideration the existing variability of
heights in the area. (Draft EIR IV.A-25.) Furthermore, the revised Project with its
stepped-back design makes the Project more compatible with the variety of heights in the
area by locating the lowest buildings along Sepulveda and the highest portions in the
back of the site. (See Step-Back Cross-Section attached hereto as Exhibit "C".)
Either My. Torgan did not read the Draft EIR carefully or he is being intentionally obtuse
by claimingthat Table IV.A-l is flawed for failing to mention that Specific Plan
exceptions are being sought by the applicant. The Aesthetics section of the Draft EIR
compares the physical design and structure to the applicable design standards. The land
use issues are appropriately discussed in Section IV.G-the Land Use analysis. The
Footnote to Table IV.A-l expressly states that consistency with the design guidelines are
set forth in the Land Use Impact analysis of Section IYG - Table IV.G-3 in particular.
My. Torgan implies that no project seeking Specific Plan exceptions could be consistent
with applicable design guidelines, but what Mr. Torgan is really arguing is a policy
preference-not
evidence of a significant aesthetic impact. The Draft EIR appropriately
evaluates the Project in light of the entire surrounding area and identifies elements of the
Project that are consistent with applicable design guidelines despite the applicant's
request for Specific Plan exceptions.
Mr. Torgan provides no evidence that the EIR analysis of aesthetic impacts and
consistency with applicable plans is inadequate or that the EIR failed to disclose a
significant impact Instead, My. Torgan shares his opinion that he disagrees with the
analysis and restates his opinion that Project is out of scale with his selectively narrow
view of the surrounding area. My. Torgan's opinions and disagreements are merely
argument, not evidence.
The EIR Air Quality/Human Health Impact Analysis is Comprehensive and
Complete; Human Health Impacts Are Not Under-Estimated
The Torgan Letter fails to provide any substantial evidence that the EIR Air Quality
analysis underestimated the potential impacts to human health of Project residents.
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Although CEQA does not require a health risk assessment for this Project or any project
located near a freeway, the Final ElR includes a health risk assessment and thorough
analysis of potential health impacts associated with freeway pollutant emissions on
project residents. CEQA does not require an EIR to study the potential impacts of the
surrounding environment upon the ultimate residents of a proposed project. (Ballona
Wetlands Land Trust v. City of Los Angeles (2012) 201 Cal.App.4th 455; Baird v. County
of Contra Costa (1995) 32 Cal.App.d'" 1464.) Nevertheless, the City Planning
Commission recently adopted an advisory that projects in close proximity to a Freeway
should conduct a health risk assessment.
The Project EIR goes beyond the requirements of CEQ A, complies with the City
Planning Commission's advisory by preparing a health risk assessment, thoroughly
analyzes the potential health impacts of freeway emissions, and prescribes state-of-the-art
mitigation measures to assure that health risks are less than significant. The EIR includes
in-depth analysis of this issue informed by expert technical analysis. (Final EIR pages 1113 through 11-27;FEIR App. B-5 "Project Pollutant Exposure Assessment" by Air
Quality Dynamics (May 2011); FEIR App. C "Duration of Residence in the Rental
Housing Market".) Substantial evidence and expert analysis supports the analysis and
conclusions in the EIR.
Mr. Torgan incorrectly assumes that CEQA requires a health risk assessment-s-which it
does not-s-and then simply presumes that any project within 500 feet of a freeway will

have a significant impact to human health. Mr. Torgan attaches general topic articles to
his letter, but neither his opinions nor the general topic articles in his Exhibits 2,3, or 4
are substantial evidence of a significant impact to human health.
The only Project-specific analysis Mr. Torgan includes is a report from Hans Girouxwho dubiously purports to be an expert in both air quality and noise impacts. Me Giroux
only holds degrees in meteorology and physics, which do not establish him as an expert
in human health or noise. He holds no degree in engineering or human health. Nothing in
his credential shows any fonnaleducation or experience in human health risk
assessments. His credential reveals no relevant publications he has authored and his
experience as an educator has primarily been in the field of meteorology. Consequently,
Mr. Giroux is not an expert qualified to give expert opinion on this topic.
By contrast, air quality expert Bill Piazza of Air Quality Dynamics has provided a
response to the Torgan Letter and the report from Hans Giroux attached to the Torgan
Letter. (Supplemental RTCs Appendix A.) Mr. Piazza is an expert in the field of
environmental health and safety with particular expertise in both air dispersion modeling
and health risk assessments. Mr. Piazza has completed more than 200 risk and hazard
assessment studies. To date, he has characterized and modeled the contaminant
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emissions of more than 2,000 commercial and industrial operations. Mr. Piazza
participated as a member of the South Coast Air Quality Management District's
(SCAQMD) Localized Significance Threshold Working Group which developed an
assessment tool to assist lead agencies in the analysis of air pollution impacts at the local
scale. Mr. Piazza was also a member of SCAQMD's MATES II external peer review
group responsible for evaluating the agency's technical methodology and implementation
plan to characterize ambient levels and "hot spot" concentrations of toxic compounds
throughout the South Coast Air Basin. Mr. Piazza participated as a member of the
California Air Resources Board's (ARB) Risk Management Subcommittee and Risk
Characterization Technical Group responsible for developing statewide assessment
methodologies to assess the generation and associated impact of diesel emissions on
sensitive receptor populations. Mr. Piazza was also a member of ARB's Community
Health Modeling Working Group which was responsible for developing guidelines for
the assessment and mitigation of air pollution impacts at the neighborhood scale. At the
request of Ted Lieu, California Senator, zs" District, Mr. Piazza provided testimony to
members of the Senate Select Committee on Air Quality relating to community impacts
from aircraft and ground support operations at Santa Monica Airport.
The Piazza Response responds to each point made by Mr. Giroux and shows that each of
Mr. Giroux's points is inaccurate or based upon faulty assumptions. Mr. Giroux wrongly
relies on an irrelevant SCAQMD pilot classroom study of air filtration systems that
involved outdated filtration systems that bear no resemblance to the filtration systems
employed in the Project. Mr. Giroux erroneously criticized air filtration system efficacy
upon gaseous pollutants when 95 percent of the relevant carcinogens come from
particulate matter-which
the filtration systems effectively eliminate. Mr. Giroux's
claim that a 70-year exposure model must be used ignores substantial evidence from the
U.S. EPA Exposures Factors Handbook that a 30-year model is more than sufficient
when average time anyone resides at a given residence is 9 years. Furthermore, Final
EIR Appendix C "Duration of Residence in the Rental Housing Market" corroborates this
approach. Mr. Giroux incorrectly cites an OEHHA guidance that expressly excludes
roadway emissions and instead only regards stationary sources. Mr. Giroux incorrectly
states that the health risk assessment failed to address non-DPM exposures. Mr. Piazza
ultimately concludes that all of Mr. Giroux's "report was found to be inaccurate and
without merit."
The EIR Noise Analysis Is Accurate and Complies with CEQA
Once again Mr. Torgan incorrectly claims that impacts generated by the existing
environment upon a proposed project are significant CEQA impacts. They are not. (See
Ballona Wetlands Land Trust and Baird, supra.) And Mr. Torgan again complains that
the threshold of significance used in the EIR "is not the only threshold." The CEQA

,
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issue is not whether there may be other thresholds of significance, but whether the
thresholds of significance used in the EIR are improper and reflect a standard and
accepted methodology-even
though other methodologies may exist. Mr. Torgan's letter
provides no substantial evidence that the noise thresholds used in the EIR are improper.
Mr. Torgan again relies on the dubious dual expertise of Hans Giroux-who purports to
be an expert in both noise and air quality. As previously-stated, Mr. Giroux's education
is in meteorology and physics. His credential shows now particular training or expertise
in noi se and groundborne vibration. Mr. Giroux is not an acoustical engineer, or an
engineer of any kind. His credential does not illuminate any specific areas of expertise in
physics or meteorology. His credential is absent any authored publications.
Consequently, nothing in Mr. Torgari's letter of in Mr. Giroux's report establishes him as
an expert in the areas of noise and vibration. His report is, therefore, an unsupported
opnuon.
By contrast to Mr. Giroux's inadequate credential, expert acoustical engineer Amir
Yazdanniyaz of Acoustical Engineering Services has prepared a response to Mr. Giroux's
memorandum (Supplemental RTCs Appendix B), which shows Mr. Giroux's
memorandum to be inaccurate and unreliable. Mr. Yazdanniyaz holds degrees in
mechanical and civil engineering and is a Registered Professional Engineer (P.E.), State
of California, #M26982. He is an affiliate of the Acoustical Society of America and the
Institute of Noise Control Engineering. His authored publications spanning more than 2
decades are too numerous to mention, but among them are the following:
•
•

"Deep Dynamic Compaction Groundborne Vibration Generation", Noise-Con,
2010;
"Railroad Track Noise and Vibration Impact Study and Soundwall Design,"
Transportation Research Board, 1993.

According to Mr. Yazdanniyaz, Mr. Giroux's report does not include substantial evidence
that the EIR noise and vibration impact analysis was inadequate. According to Mr.
Yazdanniyaz, Mr. Giroux's memorandum relies on incorrect thresholds. Also, Mr.
Giroux's claim that residential uses should not be established next to a freeway because
of the noise generated by the freeway is not a CEQA issue at an because CEQA does not
address impacts of the existing environment on the project. Mr. Giroux's comment is
really a land use compatibility issue. Mr. Giroux incorrectly states that the noise levels
above 70 dB CNEL are "clearly unacceptable", when the correct threshold is 75 dB
CNEL. Mr. Giroux misapplies construction vibration impact thresholds for rubber-tired
vehicles to freeway vehicles. Mr. Giroux agrees with the EIR analysis that construction
impacts on the 777 Motor Inn may be significant, and complains about this impact, but
provides no evidence that the analysis is faulty in any way. Mr. Giroux simply
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overlooked the noise impact analysis of construction haul trucks in the EIR. Finally, Mr.
Giroux misunderstands Mitigation Measure H -I-which contains both a specific height
of the protective construction sound wall and a performance standard in terms of dB
reduction. Mr. Giroux incorrectly overlooked the performance standard when he opinedwithout evidence or expertise=-that the 8-foot wall should be 10 feet.

/

.I

Although Mr. Giroux and Mr. Torgan complain that the existing freeway noise will be
incompatible with exterior balconies proposed in the proposed project, exterior balconies
are exempt from the City's exterior noise standards. According to CalTrans Traffic
Noise Analysis Protocol, private balconies are not considered to be sensitive uses. The
City of Los Angeles Municipal Code does not regulate noise exposure levels at balconies,
and therefore these areas are not considered a noise sensitive use under the Code.
Typically, Caltrans' primary consideration for traffic noise abatement is given to exterior
areas where "frequent human use" occurs, an area where people are exposed to traffic
noise for an extended period of time in a regular basis.i Private balconies are generally
not considered as noise sensitive use with respect to exterior noise because of the
infrequent use (i.e., people are not expected to be out on the balcony for an extended of
timer.' The ErR appropriately did not apply the noise significance threshold to the
project's balconies. And as previously-stated, the impact of the existing environment on
a proposed project or its residents is not a CEQA impact at all.
The Project Is Consistent with the Relevant Land Use Plans
The dubious land use consistency arguments put forward by Mr. Torgan and SORSE
essentially state that any project seeking exceptions to the Specific Plan is inconsistent
with the Specific Plan and should be denied. Yet, the Specific Plan expressly allows
exceptions. So it cannot be that merely requesting an exception from the Specific Plan
renders a project un-approvable. Admittedly, Specific Plan exceptions require findings
supported by substantial evidence and approval of Specific Plan exceptions by the City
involves the exercise of the City's discretion. In this case, the Specific Plan exception
findings are well supported by substantial evidence. Mr. Torgan and SORSE reject this
evidence and merely argue that City should not approve any exceptions. But neither Mr.
Torgan, nor SORSE, nor any other Project opponent have provided any evidence
contradicting the evidence provided in support of the exceptions. Instead, they merely
disagree with the applicant and argue for a policy of rejecting the proposed Project. The
City'S findings in support of approvals are not invalidated by public disagreement.
Rather, a city's findings that a project is consistent with an applicable plan can be

3

Caltrans Traffic Noise Analysis Protocol, May 201l.
County of Alameda Eden Area General Plan, 2005; City of La Mesa 2012 General Plan Update, 2012;
City of Escondido General Plan, 2012; City of Pleasanton General Plan, 2005.
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reversed only if they are based on evidence from which no reasonable person could have
reached the same conclusion. (San Franciscans Upholding the Downtown Plan v. City
and County of San Francisco (2002) 102 Cal.App.4tb 656, 677; Breakzone Billiards v.
City of Torrance (2000) 81 Cal.App.4th 1205, 1244.)
Mr. Torgari's land use arguments regarding land use plan consistency are really policy
arguments more than they are CEQA arguments. CEQA only requires an analysis of
those land use regulations, plans, and policies that are "adopted for the purpose of
avoiding or mitigating an environmental effect." (CEQA Guidelines App. G.X.B.) No
project will be consistent with every policy and goal of every applicable land use plan;
and it is not a significant environmental impact for a project to be inconsistent with some
portion of relevant plans. Nor does some inconsistency between a project and other land
use controls mandate a finding of significance. (See CEQA §21 083(b); CEQA Guidelines
§ 15065(a).) An inconsistency with a policy is merely one factor to be considered in
determining whether a particular project may cause a significant environmental effect.
(Lighthouse Field Beach Rescue v. City of Santa Cruz (2005) 131 Cal.App.4th 1170,
l207.) The EIR provides a complete and thorough analysis of the relevant plans and
identifies where the Project is inconsistent with particular goals and policies. (Draft EIR
SectionIV.G; Final EIR Section I.G; Response to Comments 7-3 through 7-7.)
The General Plan Framework Is Relevant
Mr. Torgan complains-but
does not himse1fbelieve-that
inclusion of the General PLan
Framework is inapplicable to site-specific entitlements and should not be included in the
EIR As Mr. Torgan is fond of making incomplete and inaccurate references to unrelated
Superior court cases," an accurate reference to one ofMr. Torgan's previous cases reveals
that he vigorously argued-though
unsuccessfully-that
the City General Plan
Framework did apply to the site-specific Emerson College project. (See East West
Studios, LLC v. City of Los Angeles (2011) LASC Case No. BS128294 [petition for writ
of mandate denied].) In that case Mr. Torgan claimed that the City'S land use impact
analysis was flawed because it did not address the General Plan Framework Element with
regard to rezoning industrial-zoned land for commercial use. (See LASC Case No.
BS12829, Petitioner's Reply Brief, Sections Il.A, H.B attached hereto as Exhibit "D".)
The EIR does not treat the General Plan Framework Element as binding upon sitespecific entitlement requests. Nor does the EIR include the Framework Element to the
exclusion of directly applicable plans-such as the Specific Plan. Rather, the Framework
Element is included in the EIR at a minimum for informational purposes to show
4 See discussion below ofMr. Torgau's inaccurate and misleading references to the parking issues in
Hanover Hollywood Gower case.
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consistency with the land use policy guidance it provides.
does not invalidate the ElR's analysis.

Including this information

/

Substantial Evidence Supports the Conclusion that the Project Is Consistent
with the Community Plan
.I

Mr. Torgan attempts to substitute his judgment for the City Planning Department and
offers his own interpretation of the Sherman Oaks-Studio City-Toluca Lake-Cahuenga
Pass Community Plan (the "Community Plan"); opining that the Project is not consistent
with various goals and policies of the Community Plan. Mr. Torgan provides no
evidence supporting his opinion other than his own interpretations.
The project is not inconsistent Community Plan Policies 1-1.2, 1-1.3, 1-1.4, and 1-1.6
because the Project site is designated Regional Commercial under the Community Plan
and so development at the intensity contemplated by that designation cannot be
inconsistent with the community plan. Moreover, the Project site does not abut any
single family residential neighborhoods. The closest single family residential parcel is
across Sepulveda Boulevard on the other side ofthe R3 zoned parcel immediately to the
east of Sepulveda. The impacted streets intersect with a major class II highway
(Sepulveda Blvd.) .. While the referenced residential neighborhoods may take access from
Sepulveda Boulevard, redeveloping along that corridor to the level of intensity
contemplated by the site's Regional Commercial designation is not inconsistent with
these policies.
Mr. Torgan then restates his objection to height in order to opine that the Projectis
inconsistent with Community Plan Policy 1.3-1. As previously-stated, the EIR and
administrative record show that the proposed Project design is itself presents a "varied
and distinct residential character" with a stepped-back design locating its tallest elements
in the back of a large Project site. Ample evidence shows the neighborhood, especially
along Sepulveda Boulevard to be multi-family and commercial uses of varying heights.
The Project height is consistent with the range of heights on other Regional Commercial
parcels nearby.
Mr. Torgan's interpretation of Community Plan Policy 1.3-2 overlooks the directive

expressly stated in the policy to "consider" various livability factors including "impacts
on traffic levels when changes in residential densities are proposed." The policy
expressly contemplates changes in residential densities and does not prohibit traffic
impacts, but instead requires careful consideration of them-which
is what the EIR has
done. As part of that consideration, the EIR evaluated project alternatives that comply
with the Specific Plan and showed that such alternatives would have greater traffic
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impacts than the proposed Project. Although some unmitigated traffic impacts remain,
most potential traffic impacts are mitigated to less-than-significant levels.

;'

The Project Is Consistent with the Commercial Goals., Policies, Objectives
of the Community Plan
.I

Mr. Torgan reiterates his selective and purposefully narrow view of the surrounding area
to opine that because the Project is taller than the shortest buildings in the area the Project
is inconsistent with the commercial goals of the Community Plan. Mr. Torgan offers his
opinion that the Project is not compatible, but offers no evidence other than his opinion.
Mr. Torgan opines that despite the EIR's conclusion that the Project is consistent with
Policy 2-1.3, the "evidence shows the contrary." Yet, Mr. Torgan offers no evidence
whatsoever. He offers only his own opinion of what he would decide ifhe were the City
Planning Department. He merely restates his opinion that because the tallest portions of
the Project are substantially taller than the two ofthe shortest buildings nearby (the 777
Motel and the Grand Apartments) then the Project must be incompatible with the
surrounding area. What the evidence shows is that Mr. Torgan is taking a purposefully
narrow and self-serving view of the surrounding area. By Mr. Torgan's approach, only a
project that creates no traffic impacts whatsoever and is comparable in height to the
shortest structures could be considered compatible. Mr. Torgan's approach is itself
incompatible with Regional Commercial designation and 75-foot height limit applicable
to the Project. A fully Specific Plan compliant regional commercial development of 1.5
FAR and within the 75 foot height limit would generate approximately 6,000 more daily
traffic trips than the proposed Project and would be significantly taller than both the 777
Motel and the Grand Apartments. Consequently, Mr. Torgau's argument isn't really
about plan consistency, or harmony with the 777 Motel. His real argument is that he and
SORSE don't want a project that is consistent with the Specific Plan. They want a very
small project that is lower in height and far less dense than would be allowed by the
Community Plan or Specific Plan.
Policy 2-3.3 seeks that commercial infill developments "achieve harmony with the best of
the existing environment." Mr. Torgan's frequent reference to the 777 Motel and the
Grand Apartments may mean that he considers these establishments "the best" of the
existing environment. Although these are worthy establishments that are given thorough
consideration in the EIR and the findings, the Project is primarily residential, not a
commercial in-fill development. The commercial portions of the Project are within the
Specific Plan height limit; and Mr. Torgan offers no statement whatsoever that the
commercial portion of the Project is not in harmony with the 777 Motel and Grand
Apartments. Furthermore, as previously-stated, the surrounding environment is a mix of
commercial and residential at varying heights, from tall office towers, the Sherman Oaks

ARMBRUSTER & GOLDSMITH LLP
Nicholas Hendricks
Jose Carlos
CPC-2010-3152-ZC-HD-SPE-SPR-SPP-CUB;
March 8, 2013
Page 16

VTT - 61216; ENV-2004-6000-EIR

Galleria immediately adjacent to the Project site, a Freeway interchange immediate
adjacent to the Project site. The Project design reflects an average of height of
commercial structures in the area. This, together with its stepped-back design achieves
harmony with the existing environment.
To the extent that Mr. Torgan is claiming the project is not in harmony with the
residential neighborhood to the east, these residential uses exist within a present
environment characterized by proximity to large commercial uses such as Shennan Oaks
Galleria.
The Project Is Consistent with the Specific Plan; Specific Plan Exceptions
Are Expressly Allowed by the Specific Plan
Mr. Torgan and SORSE essentially oppose any exceptions to the Specific Plan and offer
their opinions that the Specific Plan exceptions requested for the Project should not be
granted. Mr. Torgan offers his personal interpretation that any project that involves any
significant unmitigated traffic impacts should not be granted any Specific Plan
exceptions. The thrust of the Torgan Letter is that if he were the City Planning
Department, he would deny the request for Specific Plan exceptions. But Mr. Torgan
fails to provide any evidence that the Specific Plan findings cannot be made. He offers
only his opinion disagreeing with the substantial evidence offered in support of the
Specific Plan exceptions and the analysis in the EIR. Both the EIR and the Project
applications contain substantial evidence supporting the Specific Plan exception findings.
With regard to Specific Plan Purpose A, Mr. Torgan implies that any unmitigated traffic
impact renders such a project incapable of assuring equilibrium between transportation
infrastructure and land use development. It is not the Project's Specific Plan exceptions
that cause unmitigated traffic impacts-it is the existing conditions of traffic congestion.
Substantial evidence shows that a Specific Plan-compliant mixed use project of 1.5 FAR
with 277 residential units, a 45,000 square-foot grocery, and 6,000 square feet of
neighborhood-serving retail impacts 10 of the 11 intersections impacted by the Project,
and after mitigation would result in the same significant unmitigated impacts at the same
5 local intersections as the Project. (See Crain & Associates letter dated February 14,
2013 attached hereto as Exhibit '"E".) In order to reduce the proposed Project to a level
that would eliminate all significant traffic impacts, the Project would need to be reduced
by 86 percent to 70 residential units and 7,700 square feet of commercial-a reduction
far below the permitted FAR and height limits in the Specific Plan. Consequently,
substantially evidence establishes that it is not the Specific Plan exceptions that generate
significant unmitigated traffic impacts.
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Furthermore, the Project does establish the desired equilibrium articulated in Purpose A.
This Project is predominately a residential use generating significantly less traffic than a
Regional Commercial retail project or office project that would also be consistent with
Specific Plan. In order to illustrate the benefit of this proposal over other permitted uses
in terms of traffic congestion, the project's traffic consultant created the following daily
trip comparison.
Use
Proposed Project

Lot area and Floor area
Lot area = 219,778 or 5.05 acres
Floor Area of 52,000 square feet
of retail (45,000 sf grocery store
&

Shopping Center

Mixed Use as
defined in the
Specific Plan,
which requires a
minimum 33% of
the SF be
commercial

7,000 sf specialty retail) and 399
residential apt units
Lot area = 219,778 or 5.05 acres
Floor area = 333,000 for an FAR
of 1.5 to 1
Lot area = 219,778 or 5.05 acres
Floor Area = 116,000 square feet
of retail (45,000 sf grocery store
& 71,000 sf retail) and 216
residential apt units for an FAR
of 1.5 to 1

Trips ~enerated
5,057 net daily trips,
including 266 AM peak
hour hips, and 480 PM
peak hour trips.

11,205 net daily trips,
including 409 A.M.
peakhour trips and 876
P.M. peak-hour trips
6,045 net daily trips,
including 203 AM peak
hour trips and 601 PM peak
hour trips

This comparison is not intended to minimize the significant traffic impacts of the
proposed Project, but instead it demonstrates that the proposed uses of this site are
consistent with theequilibrium sought in Purpose A. According to this analysis the
proposed Project generates 5,057 trips per day which is substantially less than other
development options permitted by the Specific Plan's restrictive floor area ratio. A
shopping center project with a FAR equal to 1.5:1 generates approximately 11,205 trips
per day or twice that of the proposed project. Even a mixed-use project, consistent with
the Specific Plan's definition for a mixed use project which includes at least 33%
commercial uses, generates approximately 1,000 more trips than the proposed Project
while providing little more than half of the units provided by the Project.
With regard to Purpose B, again Mr. Torgan attempts to read into the Specific Plan a
moratorium on any development that would create any significant unmitigated traffic
impacts. Purpose B does not establish such a moratorium. As shown above, this Project
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reflects an attempt to minimize the impacts on the local circulation system by proposing a
use that has the least traffic impacts compared to other uses permitted on this site by the
Specific Plan.
With regard to Purposes C and E, My. Torgan reiterates his own interpretations and
opinions of what constitutes compatibility and harmony "where commercial areas are
contiguous to residential areas." The Project is site in proximity to but is not
"contiguous" with residential uses. The Project is separated from the nearest residential
uses by Sepulveda Boulevard. The contiguous uses to the Project site are commercial
and freeway infrastructure. More importantly, the Project height along Sepulveda
Boulevard across from multi-family residential uses is within the permitted 75-foot
height limit. The Project only reaches to over 75 feet at depth of 125 feet from western
edge of Sepulveda Boulevard. This stepped-back design reflects direct input from the
community and is consistent with Purposes C and E. With the proposed stepbacks, the
taller buildings would be concentrated across the street from the Galleria Parking Garage
and away from Sepulveda Boulevard,
Again with regard to Purpose L, My. Torgan reads into the Specific Plan a moratorium on
development. He argues that any unmitigated traffic impact is substantial evidence that a
project generating such an impact is not consistent with Purpose L's goal of providing
development limitations based on infrastructure capacity." The Specific Plan does not
include such a moratorium as My. Torgan suggests. Then My. Torgan attempts to deny
this by saying "it is the exceptions sought for this project that result in the inconsistency
with the stated purposes of the Specific Plan" (emphasis in original). But as already
shown by substantial evidence, it is not the requested Specific Plan exceptions that cause
the Project's traffic impacts. As already demonstrated, My. Torgan and SORSE don't
want a project that is consistent with the Specific Plan-they want a significantly smaller
project than would be allowed under the Specific Plan. The Project is consistent with
Purpose L in that the Project reflects a limitation on commercial development that would
be allowed under the Specific Plan and would generate far more traffic trips than the
proposed Project. The Project is consistent with Purpose L by imposing mitigation
measures to reduce most of the Project's traffic impacts.
My. Torgan and SORSE complain that the Project describes itself as mixed use because
the Project does not meet the Specific Definition of Mixed Use-which requires that at
least 33 percent of the development floor area be commercial and would allow a height of
85 feet. The EIR and the Project applications clearly state that the Project does not meet
the Specific Plan definition of mixed use, but make the comparison to demonstrate that
the Specific Plan-compliant mixed use project would have a higher height limit and
generate significantly more traffic trips than the proposed Project. The purpose of this
comparison is to demonstrate that although the Project seeks some exceptions form the
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Specific Plan, it also avoids by-right development that would itself involve greater
impacts than a project that seeks Specific Plan exceptions.
Finally, Mr. Torgan exaggerates the point made in the EIR and by the applicant that the
Project site is located a long distance from Ventura Boulevard and that the Specific
Plan's purpose is primarily to regulate development along Ventura Boulevard. This
statement is not offered to dismiss the applicability of the Specific Plan, but rather to
show that site possesses uniquely characteristics compared to other properties in the
Specific Plan area:
•

The Project site is located between US 10 111-405Interchange, Parking Structure &
Sepulveda Boulevard;

•

The Project site is surrounded by 26-foot tall freeway sound wall;

•

The Project site does not abut RI residential uses or zone and the nearest
residential (R3 or greater) over 100 feet away;

•

The Project site is located 1,330 feet from Ventura Boulevard (most of Plan area
within 350 feet of the Boulevard).
The EIR Traffic Analysis is Accurate and Complies with CEQA

Expert traffic analysis by Transportation Engineer Roy Nakamura at Crain & Associates
has been prepared in response to the Torgan Letter and Arthur Kassan's report
accompanying the Torgan Letter (the "Crain Response"). (Supplemental RTCs
Appendix C.) Mr. Nakamura responds to each point in the Torgan Letter and Kassan's
report and finds that each point is either inaccurate, based upon faulty data or
assumptions, and otherwise fails to demonstrate that the EIR analysis in inadequate.
Specific responses are provided below.
No Substantial Evidence Supports Conjecture that Potential Traffic
Congestion will Create Significant Impacts Regarding Camarillo Street
Access via an Alley
Both Mr. Torgan and Mr. Kassan speculate that traffic congestion on Camarillo Street
and Sepulveda Boulevard could block access to Camarillo street via an Alley that
provides parking to an apartment complex. Mr. Torgan's and Mr. Kassan's mutual
speculation is not consistent with traffic impact study methodology and mistakenly
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attempt to transform the inevitable inconvenience of congested peak hour traffic
conditions into a imagined safety hazard.
The Crain Response confirms that Mr. Kassan's conclusions are speculative and beyond
standard methodologies. The Los Angeles Department of Transportation ("LADOT")
methodologies for preparing traffic impact studies and the City CEQA Guidelines require
studying critical intersections, not every driveway and access point along each
thoroughfare in the study area. Furthermore, the Crain Response shows that motorists
attempting to use these access points have other options during periods of street
congestion. The Crain Response also demonstrates why Project residential guest access
will not affect traffic flow on Camarillo Street.
Project Access and Internal Project Circulation Will Not Result in New or
More Significant Traffic or Safety Impacts
The Draft EIR provided adequate information regarding Project driveways. Mr. Torgan
and Kassan exaggerate their own confusion into mere speculation of significant impacts.
As clearly shown on Final EIR Figure II-I, the Project has the following driveway and
internal circulation elements:
•

•
•
•
•

A private, two-way, dual-purpose driveway/fire lane extending from Sepulveda
Boulevard to Camarillo Street along the backside of the site (the "Back Lane")
with ingress and egress on both Camarillo Street and Sepulveda Boulevardingress from Sepulveda is restricted to right turn in and egress onto Sepulveda is
restricted to right-tum out;
2 Retail driveways into and out of the parking structure: 1 from the Back Lane
and 1 from Camarillo Street;
1 Resident driveway into and out of the subterranean levels of the parking
structure from the Back Lane;
1 Residential guest driveway into and out of the parking structure from Camarillo
Street;
1 Residential drop off and drive-thru on Camarillo Street involving an ingress
curb-cut and egress curb-cut.

The commenter is seeking details that are normally addressed at building permit stage.
CEQA analysis does not require construction-level drawings. Rather, accurate site plans
and traffic impact analysis based on site plans is sufficient for CEQA. Mr. Torgan
complains that the site plans do not contain construction-level details and then speculates
that this conceals traffic impacts. The Crain Response demonstrates that Mr. Torgan's
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and Mr. Kassan's concerns about driveways and internal circulation are unwarranted and
the potential impacts they foresee is mere speculation.
The Project Does Not Result in a Significant Impact to Parking
Although Mitigation Measure K.8 calls for removal on-street parking and Mitigation
measure K.14 will result in parking restrictions on Ventura, no substantial evidence
supports Mr. Torgan's speculation that these mitigation measures or the loss of some
street parking will result in a significant impact. Furthermore neither the City'S CEQA
Thresholds nor CEQA itself treats the loss of street parking as an environmental impact.
(San Franciscans Upholding the Downtown Plan v. City & County of San Francisco
(2002) 102 Cal.App.4th 656,695-697.)
The City's CEQA Thresholds address a shortfall of on-site parking compared to
applicable codes and policies as a potential environmental impact. The Project's on-site
parking exceeds the LAMC parking requirements for multi-family residential
development, meets the LAMC parking requirements for retail, and meets the un-codified
Deputy Advisory Agency parking policy for condominiums.
At the February 19 hearing, Mr. Torgan misled the City staff by claiming a local court
recently invalidated an ErR in the Hanover Hollywood & Gower case for a parking
analysis similar to the Project's parking analysis. Mr. Torgan's statement was false and
he knew it was false. In a subsequent letter, dated February 26,2013, Mr. Torgan
attempted to redeem himself by attaching the decision in that case and admitting "unlike
the Hollywood-Gower project, IVT does purport to provide parking in compliance with
the City Planning Department's parking policy for condominiums." The Hanover case
bears no legal resemblance to this case and Mr. Torgan's reference to it and later
retraction reveals that his statements are not credible and should be given no credence.
Mr. Torgan's speculative and vague concern that loss of street parking will result in an
unspecified significant impact is baseless and unsupported by any evidence. To the
contrary, as set forth in the Crain Response, the EIR did disclose that the removal of onstreet parking in connection with the implementation of mitigation measures could have
an effect on parking in the area, although this impact is not concluded to be significant.
(See DEIR Section VI, p. Vl-12). In light of other available on-street parking within
walking distance and abundant off-street parking in the area, the on-street parking
removal that would result from the project was not concluded to be a significant impact.
Moreover, the commenter presents no evidence to support the claim that removal of these
spaces would result in spillover parking into adjacent residential neighborhoods.
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Furthermore, the amount of on-street parking removal that would result from the
Project's mitigation measures has decreased since the preparation of the Draft EIR. For
example, the mitigation measure for the intersection of Camarillo Street and Sepulveda
Boulevard proposed removal of approximately 14 parking spaces along Camarillo Street
west of Sepulveda Boulevard, i.e., II spaces along the north side and three spaces along
the south side. Currently, along the north side of Camarillo Street, adjacent to the Project
site, parking is not allowed weekdays from 8:00 AM to 6:00 PM between Peach Avenue
and the westerly terminus, and is currently prohibited between Peach Avenue and
Sepulveda Boulevard. The City has also removed all parking along the south side of the
street. It should also be noted that nearly all of the streets in the neighborhood east of
Sepulveda Boulevard have parking restrictions of some sort, including no parking, twohour limitations or residential permit parking only. Considering all of these factors, no
substantial parking spillover into this neighborhood is expected to result from the
implementation of the Camarillo Street/Sepulveda Boulevard mitigation measure.
Finally, although no mitigation measure is required to mitigate the less-than-significant
impact of removing on-street parking. to improve traffic flow, Mitigation measure K-15
establishes a fund to implement local parking and circulation improvements.
The EIR Adequately Addresses Potential Neighborhood Cut-Through
Traffic
As set forth in the Crain Response to the Torgan Letter and Mr. Kassan's report, the
traffic analysis did distribute project-related trips to neighborhood streets but the volume
oftrips did not meet LADOT's thresholds warranting further potential impact analysis.
In response to this comment, however, Mr. Nakamura applied increased the expected
percentage oftrips that may use residential neighborhood streets and applied LADOT's
average daily traffic volume methodology to evaluate potential impact. Mr. Nakamura's
analysis showed that Mr. Kassan's and Mr. Torgan's assumptions are incorrect, and that
neighborhood street impacts would be less than significant because the trips would be
below the percent intrusion significance thresholds established by LADOT.
The EIR Does Not Undercount Traffic Impacts; Removing Trip Credits
for 35 Dwelling Units Would Not Change the Analysis
Mr. Torgan complains that trip credits were taken for 35 residential units. He then
speculates without any evidence that this trip credit results in substantially more severe or
new traffic impacts. Mr. Torgan's concern ignores the clearly-defined date of the
environmental baseline for this Project. As stated above, CEQA unequivocally
establishes the environmental baseline of any EIR analysis as the date on which the
Notice of Preparation is published or when the environmental analysis commenced.
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(CEQA Guidelines §15125(a).) The project NOP was published on November 12,2004.
This would normally be the date of the environmental baseline against which the Project
impacts are measured. However, to account for a delay in commencing the
environmental analysis, the traffic study was done in 2008 to reflect the then-existing
conditions at the time environmental analysis commences. The 35 residential units were
occupied as late as 2007. (See Exhibit "F" Rent Stabilization Notices to Withdraw.) The
Project Traffic study was done in 2008 and LADOT's policy is to allow trip credits for
uses occupied within two years of Traffic Study. But regardless of LADOT's policy, the
35 units were occupied as of the date the NOP and as ofthe date environmental review
comenced. Therefore, treating the units as occupied is fully compliant with CEQA.
Furthermore, even if the trip credits were not taken, the Project traffic analysis and
conclusions would not change.
Updating the Project Horizon Date to 2015 Does Not Change the Traffic
Impact Analysis or Conclusions
The horizon date of the Project traffic study has been updated to 2015 (the "2015
Analysis"). (Supplemental RTCs Appendix D.)
The 2015 Analysis does not require updating the related projects list because the related
projects list is an element of the environmental baseline. The 2008 related projects
database in the traffic study and EIR was large and extensive, analyzing 51 related
projects within an approximate 3.5-mile radius of the Project site. A radius of 1.5-2.0
miles is typically used in most traffic studies. As a result, the traffic study conservatively
assumed higher traffic volumes from related projects. While it is expected that some of
the related projects have not proceeded or have been downscaled due to the economic
recession that began in 2008, the trips from all of these projects are still included in the
analysis of future traffic volumes. In addition, a generous ambient traffic growth factor
of two percent per year was used at the time ofthe original traffic study, accounting for
potential projects not yet proposed at the time the related projects database was
developed. In 2010, the traffic study was updated to reflect a revised buildout year for
the project and, as part of that update, additional ambient growth again was added to the
counted traffic volumes, consistent with LADOT -approved methodologies for traffic
study updates. No projects were removed from the 2008 related projects list.
The 2015 Analysis updates the traffic analysis for the Final ElR Project comprised of 399
dwelling units, a grocery store of 45,000 square feet and 7,000 square feet of retail use.
This updated analysis assumes two-year construction period. The updated traffic data in
2015 Analysis reached the same conclusions for the Project as in the Final EIR. In
particular, the 2015 Analysis concludes the Project would result in the same significantly
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impacted locations for the year 2015, without and with mitigation, as determined for the
year 2013.

;'

The Project Traffic Impacts Are Not Inconsistent with the Specific Plan
Once again, Mr. Torgan attempts to interpret the Specific Plan so broadly as to read into
the Specific Plan a prohibition on development and approvals whenever a project has a
significant traffic impact. The Specific Plan includes no such prohibition. Neither is a
project deemed to have a significant impact simply because it is inconsistent with some
of the policies and goals of an applicable plan. An inconsistency between a project and
other land use controls does not in itself mandate a finding of significance. (See CEQA
§21083(b); CEQA Guidelines § 15065(a).) An Inconsistency with a policy is merely one
factor to be considered in determining whether a particular project may cause a
significant environmental effect. (Lighthouse Field Beach Rescue v. City of Santa Cruz
(2005) 131 CaLApp.4th 1170, 1207.) Furthermore, as previously-demonstrated, the
Project's Specific Plan exceptions do not cause the Project's significant traffic impacts
because substantial evidence demonstrates that Specific Plan-compliant mixed use
project would cause the same significant traffic impacts as the proposed Project.
With regard to Specific Plan Goal 12, Mr. Torgan and Kassan restate their baseless
speculation that Project traffic will cause unsafe conditions. These claims have been
refuted in the Crain Response. The Project traffic impacts are not inconsistent with a
"well-maintained, safe and efficient highway and street network" because despite Project
significant impacts, the ErR prescribes mitigation measures and well planned traffic and
circulation program. Goal 12 does not state that any significant traffic impact is
immediately inconsistent with Goa112.
The Project is consistent with Policy 13-1.4 because the Project is designed with multiple
ingress and egress points that minimize disturbance to existing flow on the most
congested street, i.e., Sepulveda Boulevard. None of the Project driveways are located on
Sepulveda Boulevard. The Back Lane connection to Sepulveda is right-turn restricted in
and out. Furthermore, the Crain response contains detailed analysis demonstrating that
the driveway and circulation elements of the Project are proper and do not create unsafe
conditions. Therefore, the Project driveway and circulation is consistent with Policy 131.4.
Policy 13.2-1 does not prohibit approval a zone change or any other permit for a project
that may cause a significant unavoidable traffic impact. Mr. Torgan interprets Policy
13.2-1 to mean a draconian prohibition on any development with a significant traffic
impact, but the policy does not say what Mr. Torgan wishes it said. Nor is his
interpretation the correct one.
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Objective 13-2 and Policy 13.2-1 state in full:
/

Objective 13-2

To insure that the location, intensity and timing of developed
transportation infrastructure utilizing the City's streets and
highways standard
/

Policy 13.2-1

No increase in density and intensity shall be effectuated
by zone change, variance, conditional use, parcel map,
or subdivision unless it is determined that the
transportation system can accommodate the increased
traffic generated by the project.
Program: The decision-maker shall adopt a finding
which addresses this factor as part of any decision.
Program: Require that new development projects
incorporate TSM and/or TOM programs with Citywide
Land Use Transportation Policy

The Project complies with Policy 13.2-1. The Project incorporates a TDM plan. The
Final EIR included revisions of the TDM plan. At minimum, the TDM plan shall include
following:
•
•
•
•
•
•
•
•
•
•

Provide information regarding discounted bus passes to residential tenants at the
time of lease execution.
Designate a Transportation Coordinator that is part of the property management
team on-site.
Coordinate with area businesses to maximize leasing to their employees as central
focus of marketing strategy.
Provide preferential parking for carpools and vanpools for retail employees.
Create and deliver personal trip plans (transit, carpool, vanpool, bicycle, walking)
for each new resident and employee and provide updates upon request
Deliver transportation information to residents in project communications
including website/page.
Host semi-annual events to promote ridesharing and transit usage.
Install Transportation Information Display(s) in common area(s).
Wire residential units for high speed internet access.
Unbundle the leasing of dwelling units from parking spaces.
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The "transportation system" referenced in the Policy 13.2-1 is the transportation system
of the entire Community Plan area-not the local intersections within a specific
development project study area. Objective 13-2 directs itself to insuring that developed
transportation infrastructure within the Community Plan area meet the applicable street
standards. Thus, Policy 13.2-1 is intended to prevent development ahead of improving
such streets and highways to contemporary standards. The Policy is not a prohibition on
approvals that may have significant traffic impacts at local intersections. The Project is
consistent with this Objective and policy because, despite 5 unmitigated traffic impacts at
local intersections, the Project implements important transportation infrastructure
improvements such as ATSACimplementation,
street widening, and new tum lanes. All
of these efforts are consistent with insuring that street and highway standards are met and
maintained.
Despite 5 unmitigated traffic impacts at local intersections, the Project implements
important transportation infrastructure improvements and mitigation such as ATSAC
implementation, street widening, and new tum lanes. The project also provides $300,000
in direct local funding to parking, transportation, and circulation improvements in the
immediate area of the proposed Project. All of these efforts are consistent with insuring
that street and highway standards are met and maintained. The proposed Project is
required to improve impacted streets to Standard Street Dimensions prior to occupancy.
The Project site Community Plan land use designation is Regional Commercial. This
designation already assumes an increase density and intensity associated with Regional
Commercial development. Although the Project seeks a zone change to bring the sitezoning into consistency with Community Plan, the proposed Project is not increasing the
intensity planned for by the Community Plan by virtue of the site's Regional Commercial
designation.
Finally, with regard to Goal IS, Mr. Torgan restates his previously flawed and fallacious
claim regarding the perceived impact of removing some street parking to improve traffic
flow. He also fails to quote the entirety of Goal 15.
The entire text of Goal 15 is:
A sufficient system of well designed and convenient on-street parking and
off-street parking facilities throughout the plan area.
The entire text of Objective 15-1 is:
To provide parking in appropriate locations in accord with Citywide
standards and community needs.
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Mr. Torgan conveniently omits these portions about off-street parking. Neither Goal 15

nor its corresponding Objective is all about on-street parking. The Project is completely
consistent with Goal 15 and Objective 15-1 because it provides on-site off-street parking
that exceeds the LAMC off-street parking requirements for multi-family housing, meets
the LAMC off-street parking requirements commercial uses, and meets the un-codified
Deputy Advisory Agency policy for condominium off-street parking. Furthermore,
Community Plan Goal 15 expressly addresses itself "throughout the plan area."
Removing approximately 20 street parking spaces on public streets to improve traffic
flow does not undermine "a sufficient system of well-designed and convenient on-street
parking."
Substantial Evidence Supports the EIR's Analysis of Fire Protection Impacts
Mr. Torgan's reference to general topic articles from a year ago regarding misleading
data on LAFD response times is not evidence that the EIR analysis of fire protection
impacts is inaccurate. As previously-stated, general topic articles are not substantial
evidence of project impacts under CEQA. Furthermore, Mr. Torgan then speculates that
if updated response times were used, then the impact would be significant.
According to the Supplemental RTCs, Draft EIR analysis is based on a number of factors
including the distance between the Project site and nearby fire stations, the availability of
emergency access during Project construction and operations, the adequacy of existing
fire facilities to serve the Project area, fire flow requirements, aswell as response times.
The conclusion of the analysis would remain unchanged even with updated emergency
response time data as the assessment of the adequacy of existing fire facilities is based on
Fire Station 88 being located within 0.4 mile of the Project site (compared to LAFD's
recommended response distance of 1.5 miles), the limited number of additional calls for
service generated by the Project, and LAFD's review of the Project's site plans before
construction of any portion of the Project.
The EIR Studied a Reasonable Range of Alternatives
Mr. Torgan first cites some of the general CEQA law applicable to alternatives analyses,
but omits important additional standards. For example, Mr. Torgan does not mention that
an EIR need not consider alternatives that would change the fundamental nature of the
project. (AI Larson Boat Shop, Inc. v. Board of Harbor Comm. (1993) 18 Ca1.App.4th
729, 745.) An EIR need not evaluate alternatives that cannot achieve the fundamental
goals and purposes of the proposed project. (In re Bay-Delta Programmatic EIR Coord.
Proceedings (2008) 43 Ca1.4th 1143, 1157.) "CEQA establishes no categorical legal
imperative as to the scope of alternatives to be analyzed in an EIR." (Citizens of Goleta
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Valley v. Bd. of Supervisors (1990) 52 Ca1.3d 553,566; See also City of Long Beach v.
Los Angeles Unified School District (2009) 176 CaLApp.4th 889, 919.) To be legally
sufficient, the consideration of project alternatives in an EIR must permit informed
agency decision-making and informed public participation. The analysis of alternatives is
evaluated against a rule of reason. (Goleta, supra, 52 Ca1.3d at 565; Guidelines § 15126.6,
subds. (a), (f).) An agency's discretion to choose alternatives for study should be upheld
unless they are "manifestly unreasonable." (Mann v. Community Redevelopment Agency
(1991) 233 Cal.App.3d 1143, 1151.)
Alternatives are suitable for study in an EIR ifthey meet the following thresholds:
(1) substantially reduce or avoid the project's significant environmental impacts; (2)
attain most of the basic project objectives; (3) are potentially feasible; and (4) are
reasonable and realistic. (Guidelines § 15126.6, subds. (a), (c).) Candidate alternatives
that do not satisfy these requirements may be excluded from further analysis. (Jones v
The Regents a/The Univ. a/California (2010) 183 Cal.App.d'" 818, 825.) Based upon all
of these factors, the range of alternatives analyzed in the EIR is reasonable.
The Alternatives Analysis Uses Correct Information
Mr. Torgan accuses the EIR of being misleading because the alternatives correctly state
that the Project site is currently subject to multiple zones that are not consistent with the
current General Plan land use designation of Regional Commercial. He again accuses the
EIR of being misleading by clearly stating that other than the No Project Alternative
(which assumes that the existing mix of noncompliant zoning does not change) other
alternatives will assume that alternative development projects would include a zone
change to C2~which complies with existing General plan land use designation. Mr.
Torgan may disagree with this approach, but it is not misleading nor is it unreasonable.
What would be unreasonable would be to assume that a site of this size would be
developed into any reasonably foreseeable project without changing the hodge-podge
patchwork of non-compliant zoning.
The EIR Analysis ofthe Residential-Only Alternative is Correct and
Complies with CEQA
Mr. Torgan's criticism of Alternative C-the Residential Only Alternative-is
unfounded. He addresses his comments to Aesthetic and Land Use impacts, but the
Project does not create significant unmitigated aesthetic and land use impacts. As Mr.
Torgan knows, the purpose of the alternatives analysis is to consider alternatives that
could substantially reduce or avoid the significant impacts ofthe proposed project.
Although Mr. Torgan thinks the Project does create significant aesthetic and land use
impacts, as has been shown in this memorandum and the attachments hereto, Mr. Torgan
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is incorrect about land use and aesthetic impacts. Mr. Torgan confuses the request for
Specific Plan exceptions with a significant land use impact. It is not the purpose of a
CEQ A alternatives analysis to eliminate the applicant's requests for discretionary
approvals.
A Reduced Density Alternative of the Proposed Project Is Not Required
Because It Would Not Substantially Reduce Significant Impacts
Mr. Torgan mistakenly claims that a mixed-use reduced-density alternative is required.
A lead agency may eliminate from consideration a reduced-density alternative when no
substantial evidence in the record suggests that the alternative would substantially reduce
a project's significant environmental impacts. (Tracy First v. City a/Tracy (2009) 177
Cal.App.4th 912,929.)
With regard to this Project, substantial evidence unequivocally demonstrates that a
specific-plan compliant mixed-use alternative would not substantially reduce the
Project's significant impacts. As shown in the Crain Response, a mixed-use alternative
that is within the 1.5: 1 Floor Area Ratio permitted for the site under the Specific Plan
would not substantially reduce significant Project impacts. This alternative consists of
277 multiple-family dwelling units, 45,000 square feet for a grocery store and 7,000
square feet of retail use within a 1.5: 1 FAR. This reduced mixed-use alternative would
generate 4,237 net trips per day, including 204 AM and 405 PM peak-hour trips. Prior to
mitigation, this alternative would result in significant impacts at 10 of the 11 study
intersections that would be significantly impacted by the Final. EIR Project of 399
dwelling units, 45,000 square-foot grocery store and 7,000 square feet of retail use. With
mitigation, this alternative would result in significant, unavoidable impacts atthe same
five intersections that would be subject to significant, unavoidable impacts under the
Final EIR Project.
Substantial Evidence Supports the Requisite Specific Plan Exception
Findings
The applicant's representatives submitted substantial evidence supporting each and every
Specific Plan exception finding necessary to approve the requested exceptions. The EIR
does not contain all the evidence necessary to make these finding because Specific Plan
exception findings are part of tbe discretionary approval process and while the findings
relate to some extent to CEQA impacts, the findings themselves and much of the
evidence supporting them is appropriately included in the Project applications, not the
EIR.
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Me Torgan and SORSE simply oppose granting such exceptions, but their opposition is
merely their policy opinion. It is not evidence that findings cannot or should notbe made.
Me Torgan expresses his opinion that because the Project generates some significant
unavoidable traffic impacts at 5 intersections that Finding (e) cannot be made. Mr.
Torgan is merely proposing his own interpretation ofthe Specific Plan. Nowhere does
the Specific Plan prohibit granting a Specific Plan exception simply because the proposed
project generates a significant unavoidable traffic impact. Furthermore, as already
demonstrated above, substantial evidence shows that it is not the Specific Plan exceptions
that cause the traffic impacts. To the contrary, Specific Plan compliant alternatives also
cause the same traffic impacts-including
Specific Plan compliant mixed-use alternative.
With regard to Finding (e), Mr. Torgan merely expresses his policy opinion that the
Project is not consistent with the principles, intent and goals of the Specific Plan.
However, as shown in the proposed findings and the EIR, the Project is consistent with
most of the policies and goals of the Specific Plan. Substantial evidence shows that
because this Project proposes uses that minimize the inevitable traffic impacts of any
reasonable Specific Plan compliant alternative on this site and because this Project
includes significant transportation-related mitigation and benefits to the Specific Plan
area, the Project is consistent with the first purpose of the Specific Plan: to "assure that an
equilibrium is maintained between the transportation infrastructure and the land use
development." Assuming this project would be developed with the types of commercial
uses permitted in a Regional Commercial land use designation, it is appropriate to limit
the amount of square footage as a way to address traffic congestion in the Plan's area.
This Project, however, is predominately a residential use generating significantly less
traffic than a Regional Commercial retail project.
Me Torgan's calculations with regard to the need for housing are contrary to the
prevailing data provided by the Southern California Association of Government's
(SCAG) 2008 Regional Transportation Plan and SCAG's 2012 Regional Transportation
Plan/Sustainable Communities Strategy (2012 RTP/SCS).
As shown in the Supplemental
RTCs, the 2012 RTP/SCS incorporates the overall RHNA target for the SCAG region
and provides a land use pattern that shows where new housing growth can be
accommodated in the future. The land use pattern accommodates approximately 644,000
additional households in the SCAG region by 2020 and a total of 1.5 million additional
households by 2035. Additionally, based on the shift in demographics and household
demand, the 2012 RTP/SCS provides that a significant increase in small-lot single-family
and multi-family housing would occur in infill locations near transit infrastructure.
(Supplemental RTCs 1-34.)
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Substantial Evidence Supports the Tract Map Findings
There appeared to-be some confusion at the February 19 hearing regarding the Vesting
Tentative Tract Map ("VTTM"). The confusion seems to arise from the inherent
imprecision of representing a three-dimensional division of land and airspace on a twodimensional drawing. Property rights exist in three dimensions: all the space below the
surface, the surface, and all the space (or "air space") above the surface. Thus, a piece of
property is not flat, it is a three-dimensional box. The VTTM for this Project divides this
three-dimensional box into smaller boxes-or "lots"-called
air space lots. These air
space lots, once divided become separate and distinct property tbat can be separately
own, sold, or financed. This allows the Project to separately finance portions of the
Project. For example, because the commercial portion of the Project will be separately
divided into its own air space lot, that portion of property can be separately financed and
the loan can be secured by only the commercial portion of the property-witbout
encumbering the other portions. For this reason, the applicant bas requested a VTTM and
has created a separate air space lot for the residential portion of the Project, so that it can
be separately financed without encumbering other portions of the Project.
The request for the VTTM makes the City's un-codified residential condominium
parking policy applicable to the Project. Consequently, despite the applicant's intention
to develop this Project as apartments, the Project is parked and designed to meet
condominium standards.
The applicant's application and the ErR include substantial evidence supporting each of
the necessary findings to approve the VTTM. Mr. Torgan reiterates his previous
opinions that the Project is not consistent with the General Plan and on that basis claims
the VTTM fmdings cannot be made. Again, Mr. Torgan's policy opinions regarding bow
he would interpret the City's General Plan and applicable Community Plan and Specific
Plan is not evidence that the VTTM findings cannot be made. Mr. Torgan's opinions and
personal interpretations are merely evidence that if be were the City Planning Department
he would not adopt the findings. As previously shown, however, Mr. Torgan's opinions
and interpretations are unreasonable and substantial evidence shows that the Project is
consistent with the General Plan.
Similarly, Mr. Torgan offers his opinion that the VTTM findings cannot be made and
cites bis previously-refuted parking, circulation, and public health arguments to support
his opinion. Substantial evidence in this memorandum and the attachments hereto
demonstrate that each every claim made in the Torgan Letter and the exhibits to the
Torgan Letter are inaccurate, speculative, or based on false or mistaken facts.
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The ErR's Analysis of Library Service Impacts is Accurate and Complies
withCEQA

i

The Supplemental RTCs provide a complete response to Mr. Torgan's conjecture
regarding library services impacts. (Supplemental RTCs 1-36.)
.I

Response to Comment No. 11-38 of the Final EIR, the Project's demand for library
services would be reduced from that analyzed in the Draft EIR with the project's
proposed over 20% reduction in residential units (i.e., number of proposed residential
units reduced from 500 to 399 residential units). In addition, as stated in Response to
Comment No. 25, the baseline used to conduct the project's environmental analysis is
correct and meets all CEQA requirements. Further, even with consideration of the
changes in the operational conditions of the Sherman Oaks Branch Library that are cited
in the comment, the BIR's conclusion that the project would have a nominal demand on
library services and that the project's cumulative impacts would not be cumulatively
considerable would be unchanged.
RESPONSE TO JEFFERY KALBAN
Mr. Kalban's Request for a Class A Office Space Alternative Is Infeasible
In his February 7, 2013 electronic correspondence, Mr. Kalban suggests that the site
should be developed with Class A office. His suggestion reflects his ignorance regarding
Class A office market in the Specific Plan area.
As shown in the substantial evidence accompanying the applicant's Specific Plan
exception findings, the Sherman Oaks Section of the Specific Plan and its surrounding
area has over 6.5 million square feet of existing commercial office space within a Y2 mile
radius ofthe Project site-most of these office buildings are located along Ventura
Boulevard. According to a Second Quarter 2012 Colliers International Report, the office
vacancy rate in the San Fernando Valley remains above 20 percent-the second highest
office vacancy rate in Los Angeles County. Only the South Bay has a higher office
vacancy rate than the San Fernando Valley at 21.6 percent' With regard to San
Fernando Valley's office market, the report concludes that a "decrease in leasing activity
has the potential to create a negative absorption environment for the second half of
2012." Consequently, a Class A office alternative is economically infeasible in this

5 Colliers International Q2 2012 Los Angeles Basin Market Report,
httpv/www.colliers.comv-/medi
a/F iles!U ni ted%20States/MA RKET S/Grea terLA/Market%20Reports/20
Q2 _BASIN_Office _LosAngeJes.pdf
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environment because the surrounding area is already over-saturated with office space and
is suffering very high vacancy rates.
RESPONSE TO SORA LETTER
The comments submitted jointly by the Shelman Oaks Homeowner's Association and
Homeowners of Encino on February 19,2013 in the SORA Letter do not identify any
facts or issues that are separate or distinct from the issues raised in the Torgan Letter. For
the most part, the SOHA letter provides general comments and objections to the Project
and its requested approvals. The SOHA letter is reiterates many of the points SORA
made in Comment No. 11 to the Draft EIR. Response No. 11 in Final EIR provides a
complete response Comment No 11.
The Supplemental RTCs also respond to the SOHA Letter.
The Project Impact Analysis and Mitigation Program

Complies with CEQA

Section III of the SOHA Letter makes general statements that the impact analysis is
inadequate, the cumulative impacts analysis is inadequate, and the mitigation measures
are inadequate. But this section of the letter provides no specific examples or concerns
that can be addressed with specific responses.
The SOHA Letter misunderstands the role of mitigation in CEQA. Contrary to the
assertion made, CEQA imposes no independent grant of authority to impose mitigation
on a project-a lead agency may only exercise the powers already provided by other
legal authority independent ofCEQA. (Pub. Res. Code §2I004; Sierra Club v. Cal.
Coastal Comm 'n (2005) 35 Ca1.4tb 839.) A lead agency is not given unfettered discretion
in prescribing mitigation measures. Mitigation measures may only be prescribed to
address potentially significant impacts and must be appropriately tailored to the impact.
(CEQA Guidelines §§1504I(a), 15126.4(a)(4).) A lead agency cannot impose or
mandate a mitigation measure unless the measure has a nexus with a significant
environmental impact.
Mitigation measures must be enforceable} and there is no evidence in the SOHA Letter
that mitigation measures will not be enforced. Contrary to the assertion made, a lead
agency may prescribe as mitigation compliance with regulations that are intended to
mitigate environmental impacts.
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The EIR Fully Addresses Reasonably Foreseeable Potential Grading and
Seismic Impacts
Section IV of the SOHA Letter makes general statements suggesting that insufficient
information is provided regarding Project grading and implies that the FIR inadequately
addresses geologic and seismic hazards. Except for an unspecific claim that Mitigation
measure D-I is inadequate, this section of the letter provides no specific examples or
concerns that can be addressed with specific responses.
Mitigation Measure D-l requires compliance with soil stability measures prescribed in an
existing geotechnical report. The SOHA Letter provides no evidence that this report or
its required measures in inadequate.
The EIR Fully Addresses Reasonably Foreseeable Air Quality Impacts
Section V of the SORA Letter complains that the EIR did not fully mitigate air quality
impacts. A project is not required to mitigate every impact; and this Project does not
mitigate every air quality impact. The EIR, however imposes every feasible mitigation
measure to reduce most air quality impacts below significant levels and substantially
reduce the significant air quality impact-though
not below significance thresholds.
The EJR Fully Addresses Reasonably Foreseeable Water Impacts
Section VI of the SORA Letter makes general statements suggesting that insufficient
information is provided regarding Project water and implies that the EIR inadequately
addresses water consumption and saving. Except for unspecific claims that Mitigation
Measures F-1 through F-6 are inadequate, this section of the letter provides no specific
examples or concerns that can be addressed with specific responses.
The SPHA letter speculates without any evidentiary basis that the Project might have
water consumption impacts form an unidentified aquifer. The EIR fully evaluated water
consumption and found the impacts to be less than significant. the analysis of water
demand associated with operation of the project is based on a formal Water Supply
Assessment approved by the Los Angeles Department of Water and Power and includes
numerous water conservation features. Furthermore, the Project will meet LEED Silver
certification which will result in significant water consumption and other energy-saving
features.
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The EIR Fully Addresses Reasonably Foreseeable Plant and Animal Impacts
/

Section VII of the'SORA Letter makes general statements suggesting that insufficient
information is provided regarding Project water and implies that the ELR inadequately
addresses water consumption and saving. Except for unspecific claims that Mitigation
Measures C-l and C-2 are inadequate, this section of the letter provides no specific
examples or concerns that can be addressed with specific responses.
The EIR Fully Addresses Reasonably Foreseeable Noise Impacts
Section VIII of the SORA Letter makes general statements suggesting that that the EIR
inadequately addresses noise. Except for unspecific claims that Mitigation Measures R-I
through H-6 inadequate, this section of the letter provides no specific examples or
concerns that can be addressed with specific responses.
Substantial responses to other concerns regarding noise impacts have been provided
within the Supplemental RTCs and elsewhere in this memorandum.
The EIR Fully Addresses Reasonably Foreseeable Light & Glare Impacts
Section IX of the SORA Letter makes general statements suggesting that the EIR
inadequately addresses light and glare impacts. Except for unspecific claims that nearby
residents will be subject to light and glare, this section ofthe letter provides no specific
examples or concerns that can be addressed with specific responses.
The EIR Fully Addresses Changes in Population
Section X of the SaBA Letter makes general statements suggesting that that the EIR
inadequately addresses changes in population. Except for unspecific claims that changes
in population will occur if the Project is approved, this section of the letter provides no
specific examples or concerns that can be addressed with specific responses.
Substantial responses to other concerns regarding population and housing have been
provided within the Supplemental RTCs and elsewhere in this memorandum.
Air Traffic Impacts Are Not Reasonably Foreseeable
Section Xl of the SORA Letter speculates that air traffic impacts may occur and suggests
that notifications may be required to the FAA. The SORa Letter misunderstands the
applicable regulations. The FAA requires that Form 7460-1, Notice of Proposed
Construction or Alteration, be filed with the FAA regional office prior to construction for
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buildings that are 200 feet or greater in height from the grading terrain. Based on the
maximum 100-foot height of proposed buildings, this Notice is not required for the
Project. All necessary air traffic regulations will be followed, but the comment provides
no specific examples or concerns that can be addressed with specific responses. A
heliport is not proposed as part of the Project.

;'
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The EIR Fu By Addresses Traffic Impacts
Section XII of the SOHA Letter makes general statements suggesting that that the EIR
inadequately addresses traffic and circulation impacts. Except for unspecific claims that
Mitigation Measures K-l through K-16 are inadequate, this section of the letter provides
no specific examples or concerns that can be addressed with specific responses.
Substantial responses to other concerns regarding traffic impacts have been provided
within the Supplemental RTCs and elsewhere in this memorandum.
The Project is not a phased-implementation project. Because the Project is built atop a
podium, and is an integrated Project, construction of the Project will continue until the
entire Project is complete.
The EIRFully

Addresses Public Service Impacts

Section XIII of the SOHA Letter speculates that energy and utility impacts may be
significant and makes unspecific claims that Mitigation Measures L-l through L-5 are
inadequate. The Supplemental RTCs provide a complete response to this comment. In
addition, the SOBA Letter fails to take into account that the Project will be LEED Silver
certified, which assures a significant reduction in waste streams and energy consumption.
The EIR Fully Addresses Energy and Utility Impacts
Section XIVofthe SOHA Letter speculates that public services impacts may be
significant and expresses an opinion that the Project will be a "drain on public services."
Except for unspecific claims about crime and evacuation procedures and similarly
generalized concerns this section of the letter provides no specific examples or concerns
that can be addressed with specific responses.
The EIR Fully Addresses Aesthetic Impacts
Section XV of the SOBA Letter speculates that aesthetic impacts will be significant and
expresses an opinion that mitigation measures are required. The SOHA Letter merely
disagrees with the EIR analysis but provides no specific information or evidence showing
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the EIR analysis to be inadequate. Concems and claims regarding aesthetic impacts are
fully addressed in detail in the Supplemental RTCs and elsewhere in this memorandum.

;'

The EIR Fully Addresses Growth Inducing Impacts
Section XVII of the SOHA Letter speculates that growth inducing impacts will be
significant and expresses an opinion that mitigation measures are required. The SOHA
Letter merely disagrees with the EIR analysis but provides no specific information or
evidence showing the EIR analysis to be inadequate. Concerns and claims regarding
growth inducing impacts are fully addressed in detail in the Supplemental RTCs and
elsewhere in this memorandum.

The Additional Proposed Mitigation Are Not Required
As previously-stated above, the lead agency cannot impose mitigation unless the
mitigation measure is tailored to address a reasonably foreseeable significant impact.
The SOHA Letter provides no evidentiary basis to impose any ofthe mitigations it
suggests. With regard to proposed mitigation measures 1,2, 5, 7 and 8, the project is
already required to implement mitigation measures that address parking, access,
construction management personnel, traffic flows, deliveries, and queuing during
construction. The Supplemental RTCs provide responses to proposed mitigation
measures 3, 4, 6, 9,10, and 11.
The EIR Fully Addresses the No Project Alternative
Section XVIII of the SOHA Letter attempts to set forth the applicable law regarding the
lead agency's duties to consider a No Project Alternative. The No Project Alternative is
fully evaluated in the EIR and substantial evidence exists to support a finding by the lead
agency that the No Project Alternative is infeasible because it would not meet any of the
Project objectives.
Requirements for Public Notice
Section XIX of the SORA Letter suggests that the EIR require the applicant to establish a
notice list within 5,000 feet of the Project and hold quarterly meetings. A 5,000-foot
radius for notice is unheard of in modem municipal govemance and no evidence supports
the need for such a requirement. Existing law prescribes the requisi te notices and
hearings for goveming a project in the City of Los Angeles and the State of California.
Although the applicant has demonstrated an extraordinary effort and willingness to meet
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with neighbors, and will continue to do so, the SOHA Letter suggestions are extreme and
unwarranted.

;'

Substantial Evidence Supports A Statement of Overriding Considerations
Section XX of the SOHA Letter suggests that the lead agency impose additional
alterations and take no discretionary action to approve the Project. The comment merely
articulates its opposition to the Project and advocates for denying the Project-and
such
advocacy is the right of every community stakeholder. However, the comment provides
no evidence that feasible mitigations exist that would substantially reduce or avoid
significant impacts but which have not been incorporated into the Project. The comment
provides no evidence that the extraordinary public benefits of the Project outweigh the
significant impacts.
Although stated elsewhere in the record, the public benefits of this Project are worth
repeating:
•

•
•

•
•

•

Development of a 13,000 square-foot publicly-available plaza that will
activate this segment of Sepulveda Boulevard compared to existing
conditions; and
Revitalization of a large under-utilized and vacant site into a coherent
development and mix of uses; and
Installation and maintenance for the life of the project of landscaping
improvements within the median along Sepulveda Boulevard between
Moorpark Street and Camarillo Street; and
.
Use of the Project's two community rooms by local community-based
organizations; and
Pedestrian, streetscape and transit enhancements, such as as street trees,
planter boxes, street furniture, improvements to broken and uneven
sidewalks, sidewalk and intersection scoring, street lighting, bicycle racks,
bus shelters, and urban swales to promote consistency with the Sherman
Oaks Streets cape and Design Plan and foster a high-quality pedestrian
environment along the Project's Sepulveda Boulevard frontage; and
According to the August 2012 "Economic Impact Analysis prepared by the
Los Angeles County Economic Development Corporation (the "EIA");
construction of the proposed project will generate in the following economic
benefits;
e
Approximately $255 million in total economic output in Los Angeles
County;
• Support 1,470 annual jobs with labor income of $86.5 million; and
• At least $19.1 million of total state and local taxes.
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According to the EIA, operation of the proposed project will generate the
following economic benefits:
• 'Resident spending will generate $] 1.4 million in total economic output
and support 115 annual jobs in Los Angeles County with labor income
of $4.7 million;
• Total ongoing state and local taxes generated due to spending by new
residents ofIl Villaggio Toscano is estimated to be $1.28 million; and
• Incremental property taxes due to the reassessed value of the property
are expected to generate an additional $1.6 million per year.

In addition, the Project will accomplish the following objectives:
1. Development

•

•
•
•
•

•

•

Objectives
Build upon the existing vitality and diversity of uses in the community of
Sherman Oaks by providing a vibrant urban-living development within the
vicinity of an existing regional shopping center.
Create new living opportunities in close proximity to jobs, public transit, shops,
restaurants, and entertainment uses.
Provide new residential units to help meet the market demand for housing in
southern California and, in particular, in the San Fernando Valley.
Develop an energy-efficient and environmentally conscious project.
Provide high-quality commercial uses to serve project residents in a manner that
contributes to a synergy of site uses and enhances the character of the
neighborhood,
Bring convenient neighborhood-serving commercial uses within walking distance
of numerous apartments and single-family residences in the surrounding
neighborhood.
Provide sufficient parking to meet the parking needs of the Project's residents,
guests and visitors, employees, maintenance personnel, and delivery vehicles.

2. Design Objectives
• Create a mid-rise development that complements and improves the visual
character of the area through appropriate scale and high quality architectural
design and detail.
• Design the interiors and exteriors of the proposed project to promote quality
living spaces that effectively connect with the surrounding urban environment.
• Incorporate landscape features in a manner that provides character and texture in
an urban environment, enhances the visual character of the development, and
facilitates a sense of separation and privacy for project residents.

;'
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Enhance pedestrian activity and neighborhood commercial street life in the
project area.
Provide retail uses that are designed in a manner that contributes to the Project's
overall design concept and that present an attractive retail face along street
frontages.

3. Economic Objectives
• Bring the site to a more efficient and better use through development of new highquality housing, neighborhood-serving commercial uses, and associated amenities
consistent with anticipated market demands.
• Revitalize an existing underutilized site.
• Create a viable and successful mixed-use project.
• Provide housing that supports the economic future of the region in an area in
which the necessary infrastructure is already in place.
• Maintain and enhance the economic vitality of the region by providingjob
opportunities associated with the construction of the proposed project.
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Facsimile: (626) 449-4205
Robert@robertsilverstein.com

5
6

Attorneys for Petitioner
EASTWEST STUDIOS, LLC

7

8

SUPERIOR COURT OF THE STATE OF CALIFORNIA
9

FOR THE COUNTY OF LOS ANGELES
10
u~
a. 0
<~
::E~ ~

11

IX"''''
rv--::::>~

12

u:::

~cO

S~:::
<c'"
~ ~;5
I-

e!

cnrt3~

13

Petitioner,

.

ffi:::;:~

14

11.1",

15

:>.cm
..Jell>
-am
II)za.
:.:~

EASTWEST STUDIOS, LLC, a Delaware
limited liability company doing business in
California,

vs .

17

CITY OF LOS ANGELES, THE CiTY
COUNCIL OF THE CITY OF LOS
ANGELES, and DOES 1 through 20,
inclusive,

18

Respondents

1-"

16

Case No. BS 128294

PETITIONER'S REPLY
MEMORANDUM OF POINTS AND
AUTHORITIES IN SUPPORT OF
PETITION FOR WRIT OF
MANDATE
[Filed concurrently with Petitioner's
Objections to Respondents' and Real
Party In Interest's Request for Judicial
Notice and Petitioner's Notice of
Lodging of Joint Appendix]
Date:
Time:
Dept.:

19

July 12,2011
9:30 a.m.
86

20
[Hon. Ann I. Jones]
21
22
23

EMERSON COLLEGE, a Massachusetts
corporation doing business in California,
and ROES 1 through 20, inclusive,

24
Real Party In Interest
25
26
27
28
PETITIONER'S REPLY MEMORANDUM OF POINTS AND AUTHORIT1ES IN SUPPORT OF PETITION FOR WRIT OF MANDATE

TABLE OF CONTENTS

2
3

1.

INTRODUCTION AND SUMMARY OF ARGUMENT

4

II.

THROUGH ITS OMISSIONS, THE CITY FAILED TO PROCEED IN A

5

MANNER REQUIRED BY LAW

6

A.

1

1 ;'

The Hollywood Community Plan And General Plan Framework

7

Element Contain Explicit Industrial Land Use Policies Which The EIR

8

Fails to Disclose, Consider Or Analyze

/

B.

9
10
(J

n,

~
0

<~
:f~ g

11

C.

III.

.:

2

The EIR Omitted Discussion Of The Industrial Land Use Policy,
Making The City's Treatment Of This Land Use Impact Deficient.

3

The City's Argument About Zoning Consistency Is Misleading

5

THE CITY AND EMERSON CONFUSE THRESHOLDS OF SIGNFICANCE

0:: "'.~
L&:4.I'
~c:o(IJ~

12

....<:'"

13

WITH ANALYSIS AS TO WHETHER A THRESHOLD AS BEEN

14

EXCEEDED

5
6

,,~

<,.~

~ ~6
1- ...

1Il~0;

""=

0::
W~~
>.co;

....-e'"
-00;

IIlzll.
Won
:I:~
I-N

15

IV.

THE ErR IMPROPERLY RELIES ON IJNADOPTED DOCUMENTS

16

V.

EASTWEST PROPERLY RAISED CUMULATIVE LAND USE
IMPACTS

17
18

VI.

6

GENERAL PLAN FRAMEWORK POLICIES, INCLUDING POLICY 3.14.6,

19

ARE NECESSARY TO FINDINGS REQUIRED BY CITY CHARTER SECTION

20

556

,8

THE EIR' S ANALYSIS OF ALTERNA TIVES IS IMPROPER

10

22

A.

The Analysis Of Alternative Sites Is Fatally Flawed

10

23

B.

The Reduced Density Alternative Omits Relevant and Necessary

21

VII.

Analysis

24

10

25

VIII.

THE EIR FAILED REGARDING WASTEWATER AND SEWER ANAL YSIS.12

26

IX.

CONCLUSION

13

27

28
PETITIONER'S REPLY MEMORANDUM

OF POINTS AND AUTHORITIES

IN SUPPORT OF PETITION FOR WRiT OF MANDATE

TABLE OF AUTHORITIES
2

CASES

3
4

5
6
7

8
9
10
(,)~

11

0..0

~g
_ lL

'IT

:E!' a
0:: M.~
ii: 4J
:J~
I

12

3:CO

~~;::
«OJ

8.()
We

3;

"'~ ..

I-

II>

0:""
w::2:~

13

-

14

>.<: ..

...It:::Ul

-0"
"'zll.
W'"
J:~

15

Association ofIrritated Residents v. County of Madera
(2003) 107 Ca1.App.4th 1383

3,4,11
/

Bakersfield Citizens for Local Control v. City of Bakersfield
(2004) 124 Cal.App.4th 1] 84

3,8

Berkeley Keep Jets over the Bay v. Board of Port Commr's
(2001) 91 Ca1.App.4th 1344

1.3

Bozung v. Local Agency Formation Com. (1975) 13 Ca1.3d 263

8

Citizens to Preserve the Ojaiv. County of Ventura
(1985) 176 Ca1.App.3d 421

8

Communities for a Better Environment v. City of Richmond
(2010) 184 Cal.App.4th 70

;

5

Concerned Citizens of Calaveras County v. Board of Supervisors
(1985) 166 Ca1.App.3d 90

4

County of Amador v. El Dorado County Water Agency
(1999) 76 Cal.App.4th 931

6, 7

16

Endangered Habitat League v. County of Orange
(2005) 131 Cal.App.4th 777
,

9

17

FUTURE v. Board of Supervisors (1998) 62 CaI.App.4th 1332

.4

18

Laurel Heights Improvement Assn. v. Regents of the Univ, of California
(1988) 47 Ca1.3d 376

10

LAUSD v. City of Los Angeles (1997) S8 Cal.App.4th 1019

10

1-'"

19
20
21
22

Muzzy Ranch v. Solano County Airport Land Use Comm.
(2007) 41 Cal.4th 372
Napa Citizens for Honest Government v. Napa County Rd. of Supervisors
(2001) 91 Cal.App.4th 342

5, 6
4

23
24

sav(2~gr)f 5~ag:[A~1~i.~hel ~3~.~.~.~.t::
..~.~.~~:..~

10

25

Sierra Club v. Contra Costa County (1992) 10 Cal.App.4th 1212

11

26

Sierra Club v. Stale Board of Forestry (1994) 7 Cal.4th 1215

27

Uphold Our Heritage v. Town of Woodside (2007) 147 Cal.App.4th 587

11

28

Wildlife Alive v. Chickering (1976) 18 Ca1.3d. 190

12

3

- 11 PETITIONER'S

REPLY MEMORANDUM

OF POTNTS AND AUTl-lORITIES

TN SUPPORT OF PETITION FOR WRIT OF MANDATE

I

STATUTES
2

Code. Civ, Proc. § 452."

3

Government Code § 63000.5

4

Pub. Res. Code § 21177(a)

"

5
6

,,7

5

7
OTHER AUTHORITIES

Los Angeles Charter Section 556
CEQA Guidelines § 15126.6(a)."

8

CEQA Guidelines § 15126.6(c)

9

CEQA Guidelines § 15151

".1, 8,9
.10
10,12.3, 4, 9

CEQA Guidelines § 15355(b)

8

11

0..0

<;E

"

7

10
u-

,

g

:(1!
0::'"''''
-~
"-Ill':>~

12

:iCeO
5~::
<c'"
:!;

s()

It-

III

W c:

U)-'"
0::'"10

w~~

13

-

14

>.c,"
...Jto!)
-0",

U)za.

w'"
:z:~

15

1-'"

16
17
18
19

20
21
22
23
24
25
26
27
28
- III -

PETITIONER'S REPLY MEMORANDUM OF POINTS AND AUTHOR[TIES IN SUPPORT OF PETlTlON FOR WRIT OF MANDATE

INTRODUCTION AND SUMMARY OF ARGUMENT.

I.

Om sions. The City's EIR and Charter Section 556 General Plan consistency findings are

2
3

marred by omissions as central as those in the first word of this paragraph. As a result, the City

4

has failed to proceed in a manner required by law, rendering both the EIR and General Plan

5

consistency findings legally inadequate.
Contraryto the arguments in the City and Emerson's opposition brief, EastWest does not'

6

u~
0
11..
o(.Q

7

assert that the Project must be consistent with every jot and tittle in the General Plan, or that the

8

CEQA consistency analysis and Section 556 findings rise or fall on analysis of a single policy.

9

EastWest does argue, however, that the City omitted crucial data, disclosure and analysis from the

10

EIR and from the required Section 556 findings related to land use impacts caused by the Project.

11

That, in tum, precluded informed decisiorunaking and violated CEQA.

.I

• u.. "0
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12

The City similarly omitted relevant data and analysis regarding alternatives and

13

wastewater impacts, leaving decisionmakers and the public without substantial evidence upon

14

which to base an informed decision.
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As discussed below, the Emerson Project EIR and City Charter Section 556 findings are

15

I-N

16

legally inadequate, and must be invalidated.

17

II.

THROUGH ITS OMISSIONS. THE CITY FAILED TO PROCEED IN A

18

MANNER REQUIRED BY LAW.

19

The Project requires a change in land use designation from an industrial classification to a

20

commercial classification.

21

Community Plan between the land use classification and industrial land use policy. (7 AR 2880

22

[HCP policy]; 1 AR 446-447 [EIR silence on HCP policy]; 9 AR 3581.) It also creates an

23

inconsistency with the industrial land use policy in the City's General Plan Framework Element.

24

(JAR 112-114; 1 AR 421, 446.)

25

(1 AR 1.) That change creates an inconsistency within the Hollywood

These inconsistencies create a significant impact with respect to land use and planning.

26

That impact was identified in the Notice of Preparation.

(2 AR 716.) The EIR correctly notes

27

that "a project may have a significant environmental impact if it were to ... conflict with any

28

applicable land use plan, policy, or regulation of an agency with jurisdiction over the project," or
- 1PETlTlONER'S
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1

if "the proposal is inconsistent with the General Plan or adopted environmental goals or policies

2

Contained in other applicable plans." (l AR 434, 435) This includes the Hollywood Community

3

Plan, which implements the City's General Plan in the Hollywood area. (1 AR 446.)

4

However, in finding the Project consistent with the General Plan, the City failed to

5

proceed in a manner required by law because it omitted disclosure and analysis of those industrial

6

land use policies and the impacts of violating those policies.

7

Il.0
o(.!2
_ u.. ....

::!!1' C>
0::"' .....
~ dJ~-r;:J~

The Hollywood Community

Plan And General Plan Framework

8

Contain Explicit Industrial

9

Disclose, Consider Or Analyze.

10
u ~

A.

Land Use PoUciesWhich

Element,!

The EIR Fails to

Prior to the Project approvals, the subject property was industrially-designated

land. (I

II

AR 246.) The industrial land use policy in the Hollywood Community Plan shows a vital

12

concern against conversion of industrially-designated

land to non-industrial use:

J:CC

:5~::
<(0)

~w g,tS
I-

13

"The [Hollywood Community] Plan designates
approximately 335 acres of land for industrial uses. A large
proportion should be encouraged to be occupied by the types of
industry which are indigenous to HoUywood motion picture and
television production, radio studios, sound and recording studios,
film processing studios, and motion picture equipment
manufacturing and distribution ....

C
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15
16
17

"To preserve this valuable land resource from the
intrusion of other uses, and to ensure its development with high
quality industrial uses in keeping with the urban residential
character of the community, the Plan proposes classifying industrial
land in restricted zoning categories, such as the MR zones,
whenever possible." (7 AR 2880; emphasis added.)

18
19
20
21
22

General Plan Framework Element 3.14.6 (l AR 113-114) demonstrates a similar concern.

23

Yet no disclosure or analysis of these policies exists in the land use or cumulative impacts

24

sections of the EIR (l AR 463-464,446-447;

25

55-56.) Nowhere in the many string cites listed in the City and Emerson's combined opposition

26

briefl are the industrial land use policies in the Hollywood Community Plan or General Plan

27

The parties' April 6, 2011 stipulation and the Court's order thereon provide that if
the City and Emerson filed two IS-page briefs, i.e., 30 pages, EastWest would have 20 pages to
reply. Using that same ratio allows for a 13-page reply brief to the City and Emerson's 20-page
-2-

28
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I

Framework Element identified, analyzed or made part of the analysis.
2
3

B.

The Em Omitted Discussion Of The Industrial
City's Treatment

Land Use Policy, Making Tbe

Of Tbis Land Use Impact Deficient.

4

By omitting fundamental information about the industrial land use policies in the

5

Hollywood Community Plan and General Plan Framework Element, and the impacts of violating

6

those, the City failed to proceed in the manner required by law. "Failure to comply with the

7

information disclosure requirements constitutes a prejudicial abuse of discretion when the

8

omission of relevant information has precluded informed decisionmaking and informed public

9

participation, regardless of whether a different outcome would have resulted if the public agency

l

10

had complied with the disclosure requirements."

A.

11

of Bakersfield (2004) 124 Cal.App.4th 1184, 1198. See also Sierra Club v. State Board of

p:-"''''
iL 0gj ";
:0'"
:teo

12

Forestry (1994) 7 Cal.4th 1215, 1235-1236 (omission of information about four habitat- dependant

13

species on a project site is a prejudicial abuse of discretion).

o~
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Bakersfield Citizens for Local Control v. City

-

14

As noted in EastWest's opening brief, under the circumstances of a complete failure-

~~~
iij~D..
WIll

J: ...

15

as occurred in the City's EIR - to include relevant information, the Court applies a de novo

16

standard of review, not the substantial evidence standard of review. Sierra Club v. State Board of

17

Forestry, supra, 7 Cal.4th at 1236·1237; Association of Irritated Residents v. County of Madera

18

(2003) 107 Cal.App.4th 1383, 1392. However, even under the substantial evidence test asserted

19

by the City and Emerson, the-Elk still fails as a proper informational document.

f-N

20

With respect to impacts on land use and planning, the City isolated those policies with

21

which the Project purports to be consistent, acting as if major conflicting policies did not exist.

22

"Whistling past the graveyard" is not a CEQA·approved methodology.

23

mandate that an EIR must evince "a good faith effort at full disclosure." Assn. ofIrritated

24

Residents, supra, 107 Cal.App.4th at 1390 (emphasis added); Guidelines § 15151.

25
26

It violates the clear

By omitting the Project's conflict with the industrial land use policies in the Hollywood
Community Plan (7 AR 2880 [HCP policy], 1 AR 446·447; 4 AR 1879 [EIR silence on HCP

27
28

combined opposition. The City and Emerson have agreed in writing to EastWest having a 13page rep.ly brief.

·3·
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policy] and the General Plan Framework Element Policy (1 AR 1I 2-114 [General Plan
2

Framework policy], 1 AR 421, 446 [EIR silence on General Plan Framework policyj), the City's

3

EIR fails to provide decisionmakers and the public with necessary information, and falls far short

4

of the required "good faith effort at full disclosure."

5

Guidelines § 15151.

6

(.)

~

<.2
.lJ..
~~

(2001) 91 Cal.App.4th 342, specifically rejected the City's approach regarding land use

8

consistency determinations: "We are of the opinion that the consistency doctrine requires more

9

than that the Updated Specific Plan recite goals and policies that are consistent with those set

11

:3~::
<co)
Z0<c
I-

The Court in Napa Citizens for Honest Government v. Napa County Bd. of Supervisors
,I

forth in the County's General Plan." Id. at 379.
Relying on Concerned Citizens of Calaveras County v. Board of Supervisors (1985) 166

...
0

0::"''''
i:i: ai "'7
~~o
iLi

;'

7

10
0.0

Assn. of Irritated Residents, supra;

12

Cal.App.3d 90, 100-103, Napa Citizens found "the essential holding of the court in Concerned

13

Citizens was that an inconsistency was created if the implementation of one provision [ofthe

14

County's general plan] will frustrate a policy stated in a second provision and there is no

IS

affirmative commitment to mitigate that adverse effect." Napa Citizens, supra, 91 Cal.App.4th at

16

380. Here, there is "no affirmative commitment to mitigate that adverse effect" of the conflict

17

between the Project's general plan amendment/rezoning

18

Hollywood Community Plan. That is because there was no disclosure or study of that conflict

19

and impact. Accordingly, there could be no "commitment to mitigate" the adverse effect when

20

that adverse effect was never disclosed to the decisionmakers and public in the first place.
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21

and the industrial land use policy of the

"A project is consistent with the general plan 'if, considering all its aspects, it will

22

further the objectives and policies of the general plan and not obstruct their attainment. ", Napa

23

Citizens, supra, 91 Cal.App.4th at 378, quoting FUTURE v. Board of Supervisors (1998) 62

24

Cal.App.4th 1332, 1336 (emphasis added). The predicate is "consideration

25

i.e., all aspects of the Hollywood Community Plan, including the industrial land use policy

26

applicable to the Project site.

27
28

[of! all its aspects,"

A legally adequate land use planning consistency analysis must, at a minimum, identify
and analyze the core, relevant policies. The industrial land use policy is the elephant in the room,

-4 PETITIONER'S

REPLY MEMORANDUM

OF POfNTS AND AUTHORITIES

IN SUPPORT OF PETITION FOR WRIT OF MANDATE

but the City and Emerson failed to confront and analyze it. '" If a final environmental impact

(J~
II.. 0

<~

2

report (EIR) does not "adequately apprise all interested parties of the true scope of the project for

3

intelligent weighing of the environmental consequences of the project," informed decisiorunaking

4

cannot occur under CEQA and the final EIR is inadequate as a matter of law. [Citations.]'''

5

Communities for a Better Environment v. City of Richmond (20 I 0) 184 Cal.App.4th 70, 82-83.

6

That is the case here.

7

C.

The City's Argument About Zoning Consistency Is Misleading.

8

The City and Emerson discuss the need to harmonize the land use designation and the

9

zoning. This is a red herring. Consistency between the Hollywood Community Plan land use

10

designation and zoning is not the issue. The issue here is internal consistency - or rather lack

11

thereof - between the Hollywood Community Plan land use designation and other relevant

12

policies of the Hollywood Community Plan and the General Plan, together with what the Project

13

represents with regard to those policies and designation.

:t~ ;g

11:"''''

u: oi ';"
~~~
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-

As the General Plan itself notes, "Government Code Section 63000.5, a general plan must

ffi~~

14

ooze.

15

be integrated and internally consistent, both among the eiements and within each element." (12

16

AR 4968.) The City's failure to disclose, analyze and mitigate the impacts from the Project's

17

conflict with the industrial land use policy are not solved by attempting to divert the Court to a

18

separate issue.

19

III.

>.c '"
.J~'"
-0<0
ILl",

:r~
1-"1

THE CITY AND EMERSON CONFUSE THRESHOLDS OF SIGNFICANCE

20

WITH ANALYSIS AS TO WHETHER A THRESHOLD HAS BEEN EXCEEDED.

21

Contrary to the City and Emerson's claim, EastWest does not suggest a new threshold of

22

significance. The thresholds are identified in the EIR. (1 AR 434-435.) EastWest identified

23

language in the General Plan Framework Element by which to determine whether the Project

24

exceeded the threshold and created a potentially significant impact. (1 AR 113-114.)

25

The City and Emerson cite Muzzy Ranch v. Solano County Airport Land Use Comm.

26

(2007) 41 Ca1.4th 372, for the proposition that it is not necessary to determine whether the

27

conversion of industrially-designated

28

General Plan. Reliance on Muzzy Ranch is misplaced. In Muzzy Ranch, the Travis Air Force

land meets the baseline assumptions provided in the
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1

Base Land Use Compatibility Plan was found to incorporate relevant existing general plan and

2

zoning law restrictions on residential density, and hence, the plan had no impact beyond those

3

previously analyzed that would require new analysis. Id. at 389. Here by contrast, the Project

4

does precisely what was not done in Muzzy Ranch, i.e., change a restriction in the General Plan to

5

allow a use and density that was not previously allowed.

6

IV.

THE EIR IMPROPERLY RELIES ON UNADOPTED DOCUMENTS.
Instead of identifying adopted industrial land use policies in the Hollywood Communi,tY

7
8

Plan and General Plan Framework Element, the EIR turns to two documents, identified as the

9

March 2006 Industrial Land Survey and the 2007 Industrial Land Report, which combined are

10

referred to as the Industrial Land Use Policy ("ILUP") (1 AR 422-424), and which the EIR

0
e.
c(.!?

11

acknowledges are not City-adopted policies or regulations.

~
a::""'"
ii:

12
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,,~
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(4 AR 1879.)

The EIR dismissed consistency issues by asserting that none of the three ILUP typologies

:teo

13

apply. (l AR 424,4 AR 1879). One of those typologies is "Transition District: Areas where the

ffi~~

14

viability of industrial use has been compromised and where transition to other uses should be

IIlZo..

15

continued." (1 AR 424). However, the Project site is not in a Transition District. Id. Therefore,

16

since it is not in an area where the viability of industrial use has been compromised and where

17

transition to other uses should be continued, the ILUP can actually serve as evidence that the

18

Project site is viable for industrial use and that the land use classification should not be changed -

19

at least not without proper analysis under the policies that have actually been adopted by the City.

20

In any event, the City and Emerson's reliance on the ILUP is a non-sequitur and improper,

;!l;

We:
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21

since the ILUP is unadopted. See, e.g., County of Amador v. El Dorado County Water Agency

22

(1999) 76 Cal.App.4th 931, 951 ("an EIR predicated on a draft general plan is fundamentally

23

flawed and cannot pass CEQA muster"). See also concurrently filed Objections to City and

24

Emerson's Request for Judicial Notice.

25

V.

26

EASTWEST PROPERLY RAISED CUMULATIVE LAND USE IMPACTS.
The City and Emerson's assertion that EastWest never raised the issue of cumulative land

27

use and planning impacts prior to its opening brief is incorrect. As EastWest noted in its

28

December 2009 objection letter:
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"The EIR must address the loss of industrially zoned Jand
on the site, in the Hollywood area and in the City in general. The
City, and the region in general, have been losing industrially zoned
land resulting in the migration of industrial uses out of the area. In
the Hollywood area, industrial uses are essential to support the
entertainment industry. The proposed Project would result in the
loss of industrially designated land and the opportunity for
industrial uses on the site. In addition, the Proiect would set a
pr.ecedent for similar changes in land use designation. This is an
undesirable effect with a potentially significant cumulatively
significant effect." (9 AR 3581; emphasis added.)

2
3
4
5
6
7

EastWest and another studio also testified about the deleterious effect of theProjectand

8
9

o 0~
c..
<[.2

other nearby projects on studio operations. (6 AR 2481-2484, 2494-2496i This testimony

10

created questions about the damage to the ongoing viability of industrial uses when industrially-

11

designated lands cumulatively convert to non-industrial,

12

land use policy of the Hollywood Community Plan.

This is the exact focus of the industrial

u,
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EastWest's explicit objections (9 AR 3581) were more than sufficient notice to the City

13
•

14

and Emerson that cumulative land use and planning impacts could be pleaded. Pub. Res. Code §

15

21 177(a). This, combined with a pleading allegation that the City failed to disclose or analyze

16

land use impacts and failed to address EastWest's comments on land use and planning (Petition,

17

~~ 29-30) are sufficient notice of cumulative land use and planning impacts. Code. Civ. Proc. §

18

452 ("In the construction of a pleading, for the purpose of determining its effect, its allegations

19

must be liberally construed, with a view to substantial justice between the parties").

I-N

Each of the City and Emerson's citations that purport to address cumulative impacts from

20
21

the loss of industrial land in the Hollywood Community Plan area only turn to the ILUP. (See,

22

~

23

uses, specifically, the current entertainment-related

24

the residential uses located in the vicinity." rd. Again, even if the unadopted ILUP were relevant

25

(County of Amador v. El Dorado, supra, 76 Ca1.App.4th at 951), this only addresses an existing

26

baseline. This is not the same as an analysis of cumulative impacts, i.e., the impact resulting from

27

the cumulative loss of this industrially-designated

28

4 AR 1879.) The EIR describes the conclusions of the survey as follows: "light industrial

2

uses, did not appear to be incompatible with

land when added to other closely related past,

Recording studios are industrial uses. (7 AR 2880.)
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1

present, and reasonably foreseeable probable future projects that may also result in the loss of

2

industrially-designated land or industrial uses. See Guidelines § 15355(b).

3

The City's findings also make clear that the ILUP was viewed only in the context of the

4

Project site, not in terms of cumulative impacts. The failure to properly consider the cumulative

5

impacts of the loss of industrially-designated

6

the EIR and Project approvals. (l AR 94.) See, e.g., Bakersfield Citizens for Local Control v.

7

City of Bakersfield (2004) 124 CaJ.App.4th 1184, 1217 ("Proper cumulati ve impacts analysi.~ is

8

absolutely critical to meaningful environmental review"); Bozung v. Local Agency Formation

9

Com. (1975) 13 Cal.3d 263,283-284

land in Hollywood is a separate ground to invalidate ;'

(without proper consideration of cumulative impacts, this

10

critical issue may be "submerged," with potentially "disastrous consequences" to the

11

environment).

12

Cal.App.3d 421, 431 ("A cumulative impact analysis which understates information concerning

13

the severity and significance of cumulative impacts impedes meaningful public discussion and

11:"'''
1iJ~{l

14

skews the decisionmaker's perspective ... ").

VlzC.
11.1>1)

15

VI.
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See also Citizens to Preserve the Oial v. County of Ventura (1985) 176

0
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GENERAL PLAN FRAMEWORK POLICIES, INCLUDING POLICY 3.14.6, ARE

t-N

16

NECESSARY TO FINDINGS REQUIRED BY CITY CHARTER SECTION 556.

17

The City and Emerson take the curious position that the City's General Plan Framework

18

Element is inapplicable to findings regarding General Plan consistency.

They do so by citing

19

language in the Framework Element that the Framework Element provides "guidance for the

20

comprehensive update of community plans" (Opp. Brief, p. 19:20, citing 12 AR 4966) in order to

21

assert that Framework Element Policy 3.14.6 should be ignored. The City and Emerson,

22

however, omit a more complete citation.

23

The Framework Element in describing Chapter 3 notes that "this chapter provides

24

guidance for the comprehensive update of community plans that collectively comprise the Land

25

Use Element and related implementation measures,"

26

would include an amendment to the Land Use Element itself, which is what amending the land

27

use classification map (one ofthe Project entitlements) of the Hollywood Community Plan does.

(12 AR 4967; [emphasis added].) This

28
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1

The City and Emerson also cite language from the Framework Element that "Community

2

Plans will be more specific and will be the major documents to be looked to for consistency with

3

the general plan for land use entitlements."

4

community plans may be the major documents, that does not mean they are the only documents to

5

be looked to. General Plan Framework Element Policy 3.14.6 must thus be analyzed both for

6

CEQA and for findings under City Charter Section 556 in determining land use plan consistency.'

7

(Opp. Brief, p. 19: 15-16, citing 12 AR 4966.) While

Here, too, the City failed. Nowhere is the policy mentioned. Nowhere is it analyzed. The
.I

8

City and Emerson have picked the policies they like, and pretended that the unfavorable ones do

9

not exist. This is not permissible, and again fails to comply with the required "good faith effort at

10
u ~

Q.

0

<~

11

full disclosure." Guidelines § 15151.
For the City and Emerson to assert that the Framework Element is not sufficiently detailed

~~ ~
a::M'"
u: ~~

12

to apply to requests for entitlements on individual parcels (Opp. Brief, p. 19:14-15) is to engage

~ g,5

13

in "semantic sleight of hand" (Endangered Habitat League v. County of Orange (2005) 131

14

Cal.App.4th 777, 784) by discarding the analytical approach they consistently took during the

15

administrative process to now argue that EastWest cannot make use of the same analytical

16

approach. Emerson explicitly touted alleged consistency ofthe Project with Chapter 3 ofthe

17

General Plan Framework Element in Emerson's submittals to the City. (10 AR 4155-4161.)

3:CC>
5~;:
<en
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18

Building upon this cracked foundation, they now seek to disavow the position taken by the

19

City, which made Charter Section 556 findings with explicit reference to selective policies of

20

Chapter 3 ofthe General Plan Framework Element. (1 AR 50-53).

21

They have even cited these findings elsewhere in their apposition in support of their

22

argument, creating an internal inconsistency within their opposition. The City and Emerson

23

cannot have it both ways. Either the City did not identify and make findings based on all relevant

24

items in the General Plan Framework, or the City and Emerson now tacitly admit that all Section

25

556 consistency findings which the City purported to make based on the Framework Element are

26

invalid. The City and Emerson's position is misleading to the public and prejudicial to the

27

process. The Project approvals should be invalidated on this additional ground.

28
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VII.

THE EIR'S ANALYSIS OF ALTERNATIVES
The Analysis Of Alternative

IS IMPROPER.

Sites Is Fatally Flawed.

2

A.

3

The City and Emerson claim the EIR set forth analysis to show no alternative

4

that meets Project objectives,

5

Project impacts.

budgetary

analysis as to whether

an alternative

constraints,

and avoids or lessens

brief shows no such analysis.'

A review of citations in the opposition

There is not even a cursory analysis of budgetary

6
7

conforms to Emerson's

site exists

/

issues, nor is there any indicia of

site would have lessened Project impacts.

There is a
.I

(.)~

~ g

":i:L ...
::E~

c::

conclusory

statement

9

North Hollywood

that a Hollywood

site better serves site criteria than sites in Downtown,

or Culver City (l AR 595), but this is perplexing

10

most of the Project's

student internships

11

Hollywood/West

12

included that Emerson

13

595), and that another Hollywood

because the EIR notes that

are not in central Hollywood,

Los Angeles and Santa Monica."

(14 AR 5854.)

but in "the Burbank area,

Cryptic references

are also

0

M_~

u:a>1
:::>,....

3:,,0

::3~::::
«Ol
2!;
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8

~5

I- <I>
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o::,"c

site would allegedly

"for various reasons"

be too hard to rezone.

(1 AR

(l AR 595-596 ..)

-

I'll

w~{l

could not come to terms with four developers

"Our Supreme Court has described the alternatives

14

and mitigation

sections as 'the core' of

>.<::ro
....t""
-am
UlZO-

w"'
::t:-

15

an ElK"

LAUSD v. City oILos

16

disclosure

17

did not occur here.

18

alternatives

19

meet the requirements

20

California

21

157 CaLApp.4th

22

approvals

Angeles (1997) 58 Cal.App.4th

1019, 1029. CEQA requires

I-N

and analysis of a "reasonable
Moreover,

range of alternatives."

were rejected as infeasible

That

of CEQA.

§ ] SI26.6(c»), a treatment this cursory fails to

(Guidelines

Laurel Heights

(1988) 47 Ca1.3d 376,403-404;
1437, 1459-1463.

Improvement

Assn. v. Regents of the Univ ..of

Save Round Valley Alliance v. County ofInyo

Accordingly,

on this additional

(2007)

ground, the EIR and Project

should be invalidated.

B.

24

The City and Emerson dismiss the Reduced

The Reduced Density Alternative

25

desirable than the Project.

26

"straw man" alternative.

28

§ 15126.6(a).

while a lead agency is only required to briefly explain why

23

27

Guidelines

(1 AR 64.) However,

Omits Relevant and Necessary Analysis.
Density Alternative

as both infeasible

and less

they have done nothing more than set up a

Use of this straw man argument,

designed

from the outset to fail, does

3

Contrary to the City and Emerson's assertions, EastWest was not the only party to
comment on alternatives or alternative sites. (6 AR 2561.) However, even if EastWest were the
only objector on this ground, it is not clear why that should matter.
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not meet the requirements of proper alternatives analysis under CEQA. Sierra Club v. Contra
2
3

Costa County (1992) 10 Cal.App.4th 1212, 1217-1220.
It also fails to meet CEQA requirements because its conclusion of infeasibility is based on

4

missing data and incomplete analysis, leaving the conclusion without substantial evidence to

5

support it. The assert.ion that the Reduced Density Alternative does not meet project objectives

6

relates to the same argument for each objective, i.e., that Vehicle Miles Traveled ("VMT") would

7

increase under the Reduced Density Alternative.

(Opp. Brief, pp. 17:8-20, 18:2-12 [VMT tied to
I
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8

at least four Project Objectives].) However, the EIR analysis only accounts for additional travel

9

between the residences of some interns in Burbank and the Hollywood site. While the City and

10

Emerson imply that all the internships are in close proximity to the Project site, Emerson's

11

promotional materials tout the location of internships in Burbank, closer to the current Emerson

12

facility. (12 AR 5291.)

13

The EIR Traffic Study notes that most of the internships are not in central Hollywood, but

•

a::"'C
LIJ~~
>~'"
..J~'"

14

in "the Burbank area, Hollywood/West Los Angeles and Santa Monica."

II)z!L

15

analysis of internship locations relative to alternative shes that may actually be closer to the bulk

16

of internship locations, no substantial evidence exists to support the claim that the Vehicle Miles

17

Traveled would increase under the Reduced Density Alternative. The result of this failure is a

18

lack of substantial evidence to support the claim that Project objectives are not met.

-0<0

w'"
:z:~

(14 AR 5854.) Without

I-N

19

The City and Emerson also claim that the Reduced Density Alternative is financially

20

infeasible, but offer no evidence. They assert that "[i]t does not require an in-depth financial

21

analysis to conclude that it is economically infeasible for a non-profit" to build and operate the

22

Reduced Density Alternative instead of the Project. This assertion has no support. (Opp. Brief,

23

p. 17:22-24.) While in-depth economic analysis may not be required, some analysis is required if

24

a party is to claim financial infeasibility.

25

(2007) 147 Cal.App.4th 587, 598-599 (cost of structural rehabilitation was insufficient evidence

26

upon which to determine infeasibility because no cost of new construction for comparison

27

purposes was provided); see also Assn. oflrritated Residents, supra, 107 Cal.App.4th at 1401

28

(lender's letter stating it would not finance alternative sufficient to show economic infeasibility).

See, e.g., Uphold Our Heritage v. Town of Woodside
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The City and Emerson claim that the Reduced Density Alternative would not diminish

1
2

construction-related noise and vibration impacts. This is contradicted by the ErR, which

3

acknowledges six months less construction under the Reduced Density Alternative.

4

also compare] AR 241 [approved Project at 24 months] to 1 AR 597 [Reduced Density

5

Alternative at 18 months].)
A six-month-shorter construction duration "significantly lessens" (Guidelines §

6

u~
1),.0

<~

(1 AR 597;

7

15126.6(c») impacts, meaning that the Reduced Density Alternative would cause less noise anld

8

vibration impacts - particularly important for the surrounding recording studios. (9 AR 3573-

9

3581; 5 AR 2203,6 AR 2577 [EastWest's historic, cultural and iconic stature, including its

10

eligibility for listing on the National and California Historic Registers, and including video

11

presentation incorporated by reference through link found at 9 AR 3580]; 5 AR 2181 [sensitivity

12

ofrecording studios generally to noise and vibration], 6 AR 2483-2484 [vulnerability of another

13

nearby recording studio].)
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The EIR improperly sought to dismiss the significant lessening of impacts by stating that
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15

the Reduced Density Alternative "would not be effective in eliminating the project's

16

construction-related significant and unavoidable noise and vibration impacts." (1 AR 597;

17

emphasis added.) However, that is not the correct standard. Per Guidelines Section 15126.6(c), a

18

range ofreasonable alternatives should be selected that "avoid or substantially lessen one or more

19

of the significant effects." Guidelines § 15126.6(c); emphasis added. By using only the

20

"elimination" or "avoidance" (1 AR 597) aspect of Section 15126.6( c), the City omits

21

consideration of the other criterion by which to analyze the alternative, i.e., to "substantially

22

lessen" the impacts.

>.<:m

An ErR is required to "ensure that all responsible alternatives to proposed projects are

23
24

thoroughly assessed by the responsible official." Wildlife Alive v. Chickering (1976) 18 Ca1.3d.

25

190, 197. The EIRutterly failed on the critical alternatives subject.

26

VIII.

27
28

THE EIR FAILED REGARDING WASTEWATER

AND SEWER ANALYSIS.

As EastWest's expert noted, sewer splits are evidence of potentially significant
wastewater impacts. Gauging of sewer lines is necessary to confirm or reject what sewer splits
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indicate. (12 AR 4974-4975.) The City and Emerson claim that the City gauged the relevant
2

sewer lines. (Opp. Brief, p. 12:20-22.) However, the EIR shows that several Jines that should

3

have been gauged were not. (1 AR 484, 4 AR 1822.)
In purporting to respond to EastWest's expert, Emerson's gauging information omitted

4
5

several sewer lines identified in the EIR where no gauging was provided-

including Gordon

6

Street - which both the Project and EastWest share. (See discrepancies 1 AR 484 [Table IV.I-3]'

7

vs. 13 AR 5620 [Table 1].) The City and Emerson give no explanation for these omissions. The

8

EIR thus contains insufficient evidence to support a conclusion of no significant impact.
The gauging to address the evidence of a potentially significant wastewater impact was

9

10

never performed or provided. (l AR 484.) Comments from experts "may not simply be ignored.

II

There must be good faith, reasonable analysis in response." Berkeley Keep Jets over the Bay v.

12

Board of Port Commr's (2001) 91 Cal.App.4th 1344, 1367 (emphasis in original). A reasonable

13

analysis in response, and the data to support it, are lacking as to wastewater and sewer impacts.
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CONCLUSION.
Petitioner EastWest respectfully urges that its petition for writ of mandate be granted, and

J:~
~N

16

that the EIR and Project approvals be invalidated.

17
18

Dated: June 30, 2011

THE SILVERSTEIN LAW FIRM~ APC

19
20
21

BY:?~~~~~~~~~~~~==--r-

ROBERT P. SILVERSTErN
BRADL Y S. TORGAN
Attorneys for Petitioner EASTWEST STUDIOS, LLC

22
23
24
25
26
27
28
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PROOF OF SERVICE
J, ESTHER KORNFELD, declare:

2
3
4

I am a resident of the state of California and over the age of eighteen years,
and not a party to the within action; my business address is The Silverstein Law Firm, 215
North Marengo Ave, Third Floor, Pasadena, California 91101·1504. On June 30,2011, I
served the within document(s):

5

PETITIONER'S REPLY MEMORANDUM OF POINTS AND
AUTHORITIES IN SUPPORT OF PETITION FOR WRIT OF
MANDATE

6
7

by placing the document(s) listed above in a sealed Overnite Express
envelope and affixing apre-paid air bill, and causing the envelope to be
delivered to a Ovemite Express agent for delivery as set forth below.

8

9
Based on a court order and agreement of the parties, by transmitting the
document(s) listed above via e-mail to the person(s) named below at the
respective e-mail addresses and receivin.g confirmed transmission reports
indicating that the doeument(s) were successfully transmitted.
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CASE NAME: EASTWEST STUDIOS, LLC. V. CITY OF LOS ANGELES,
ETAL.
CASE No.:
BS128294
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I-N

16
17
18

19
20
21
22
23
24

Carmen A. Trutanich, City Attorney
Terry Kaufmann Macias, Deputy City
Attorney
Timothy Me Williams, Deputy City
Attorney
200 North Main Street, City Hall East,
Room 701
Los Angeles, CA 90012
E-mail: tim.mewilliams@laeity.org
Attorneys for Respondents City of Los
Angeles and The City Council of the City
of Los Angeles

Howard Weinberg, Esq.
R.J. Comer, Esq.
Armbruster Goldsmith & Delvac, LLP
11611 San Vicente Blvd., Suite 900
Los Angeles, CA 90049
E-mail: howard~agd-landuse.eom
E-mail: rj@agd-anduse.com
Attorneysfor Real Party in Interest
Emerson College

I declare under penalty of perjury under the laws of the State of California
that the above is true and correct.
Executed on June 30, 2011, at Pasadena, California.
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EXHIBIT E

c~

CR!1IN

11l~.~ ASSOCIATES
February 14,20]3

;

Mr. Paul Krueger
M. David Paul & Associates
100 Wilshire Boulevard, Suite 1600
Santa Monica, CA 90401

.'

RE: II Villaggio Toscano - Mixed-Use Project Within Permitted l.5 FAR

Dear Paul,
As described in the Final EIR, the proposed project consisting of 399 multiple-family dwelling
units, 45,000 square feet for a grocery store and 7,000 square feet of retail use would result in
significant traffic impacts at 11 study intersections, prior to mitigation. After mitigation,
significant, unavoidable impacts would remain at five intersections.
At your request, we have analyzed the intersection impacts of a reduced project comprised of
277 multiple-family dwelling units, 45,000 square feet for a grocery store and 7,000 square feet
of retail use, which would be within the1.5: 1 Floor Area Ratio permitted for the site under the
Ventura-Cahuenga Boulevard Corridor Specific Plan. Prior to mitigation, this reduced project
would result in significant traffic impacts at 10 of the 11 study intersections that would be
significantly impacted by the proposed project. With mitigation, this reduced project would
result in significant, unavoidable impacts at the same five intersections that would be subject to
significant, unavoidable impacts under the proposed project.
Please contact me if you have any questions.
Sincerely,

Roy Nakamura
Senior Transportation Engineer
RN:n
C20812
300 Corporate Pointe
Suite 470
Culver City, CA 90230
310473

6508 (main)

3104449771

(fax)

www.ctainandassociates.com
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CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS, STATEMENT OF
OVERRIDING CONSIDERATIONS AND
MITIGATION MONITORING AND REPORTING PROGRAM
IL VILLAGGIO TOSCANO MIXED-USE PROJECT
4827 Sepulveda Boulevard
Los Angeles, California
ENV-2004-6000-EIR
SCH No. 2004111068
CPC-201 0-3152-ZC-HD-SPE-SPR-SPP-CU B I Vesting Tentative Tract No. 61216
CERTIFICATION

OF EIR

The Department of City Planning, acting as Lead Agency, determined that an Environmental
Impact Report ("EIR"), in accordance with State Califomia Environmental Quality Act ("CEQA")
Guidelines Section 15081, would be the appropriate level of review under CEQA for the
proposed project.
The Department of City Planning issued Environmental Impact Report No. ENV-2004-6000-EIR
(State Clearinghouse No. 2004111 068)-consisting
of the Draft EIR dated December 2010 and
appendices attached thereto, as well as the Final EIR dated January 2013 and appendices
attached thereto.
The project described below has been completed in compliance with CEQA, Public Resources
Code Section 21000 et seq. in connection with the following approvals granted to M. David Paul
& Associates (the "Applicant").
This Final EIR is being certified in connection with all
discretionary or ministerial approvals and permits required to implement the II Villaggio Toscano
Mixed Use Project (interchangeably, the "Project" or the "proposed project").
Proposed Project
Project Environmental Setting - Baseline
The environmental impact analysis is conducted against a baseline of existing conditions, i.e.,
the environmental setting. The baseline conditions are set as of the date the City published the
Notice of Preparation ("NaP") for the proposed project on November 12,. 2004.
The
Environmental Setting is fully described in Section III of the Draft EIR.
The project site is located in the Sherman Oaks - Studio City - Toluca Lake - Cahuenga Pass
Community Plan area, a highly urbanized regional area in the City of Los Angeles. With the
exception of a single-family residence located at 4804 Peach Avenue, the project site is currently
vacant and graded. The project site was previously graded as part of the removal of a four-story
earthquake-damaged
office building on the northeast portion of the site, 24 multi-family
residential units in three two-story buildings on the southeast portion of the site, and 10 singlefamily detached residential units on the western portion of the site. Existing landscaping on-site
consists of four non-native mature trees. An approximately 26-foot high masonry sound wall
serves as a barrier between the project site and the 1-405 and US-101 freeway interchange.
The project site is located in a highly urbanized area along Sepulveda Boulevard, a major
north/south arterial that serves the community of Sherman Oaks. Surrounding land uses consist
ENV -2004-6000-EI R
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,..,

of predominantly low- to medium-rise commercial and residential buildings with a few high-rise
buildings located nearby along Sepulveda Boulevard. Specifically, the six-level parking structure
for the Sherman Oaks Galleria. a major retail and office complex, and a two-story motel (777
Motor Inn) are located immediately to the south of the site across Camarillo Street. Additionally,
a four-story multi-family residential complex (referred to as the Grand Apartments) is located
south of the motel (adjacent to the Sherman Oaks Galleria) along Sepulveda Boulevard, and a
16-story commercial office building is located further to the south. Multi- and single-family
residential uses ranging from one to three stories are located to the east of the site across
Sepulveda Boulevard with single-family residential uses located further east. The 1-405 and US101 interchange borders the site to the west and north.
There are two zoning designations on the properties to the south of the site across Camarillo
Street. The property to the southwest is zoned [QJ C2-2 and is developed with the Sherman
Oaks Galleria parking structure. The property to the southeast is zoned R4-2L and is developed
with the 777 Motor Inn on the southwest corner of Camarillo Street and Sepulveda Boulevard.
The property to the south of the motel is developed with the Grand Apartments sitting atop an atgrade parking garage. The properties to the east across Sepulveda are zoned R3-1 and are
developed with three-story apartment buildings. The properties abutting the site to the west and
north are zoned PF-1 XL and are developed with the northbound 405 San Diego Freeway
connector to the eastbound 101 Ventura Freeway.
The Los Angeles County Metropolitan Transportation Authority and Los Angeles Department of
Transportation ("LADOT") operate several bus routes that serve the project area. Five bus
routes have stops within reasonable walking distance (approximately one-half mile or less) of the
project site. There are three Rapid Bus stops within 1,500 feet of the project site providing
access to numerous jobs centers, including the Van Nuys Government Center, Warner Center,
Westwood Village/UCLA and Universal City, as well as access to the Orange and Red transit
lines. The project site is within walking distance to approximately 6.5 million square feet of
commercial office and entertainment uses.
Based on SCAG forecasts from the 2008 Regional Transportation Plan, in 2008, the Community
Plan area had an estimated population of approximately 86,509 residents, 41,856 housing units,
and 47,123 employment positions.
Regional access to the project vicinity is provided by the San Diego Freeway (1-405) and the
Ventura Freeway (US-101). The San Diego Freeway is a north-south oriented freeway located
adjacent to the west of the project site. The Ventura Freeway is the primary east-west freeway in
the project area and is located adjacent to the north of the project site.
The project site is well served by a grid of arterial streets, including
Ventura Boulevard, Van Nuys Boulevard, Burbank Boulevard, Beverly
Vista Boulevard, La Maida Street, and Camarillo Street. Access to the
provided by Sepulveda Boulevard and Camarillo Street. Internal site
Peach Avenue and La Maida Street, which transect the project site.

Sepulveda Boulevard,
Glen Boulevard, Valley
project site is currently
access is provided by

Although sidewalks exist on both sides of Sepulveda Boulevard and Camarillo Street, pedestrian
activity around the project site is minimal. No desiqnated bicycle lanes are located on any of the
streets adjacent to the project site.
For purposes of identifying other projects within the environmental setting that may contribute to
cumulative environmental impacts, fifty one (51) small to large projects were identified within the
vicinity of the project site. These projects are described in Table III-ion page 111-13and are
located on the map presented in Figure 111-1on page 111-16of the Draft EIR. The list of related
projects was compiled from a number of sources, including LADOT's related projects database.
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Project Characteristics
The proposed project studied in the Draft EIR included the development of a maximum of 500
multi-family residential units and approximately 55,000 square feet of neighborhood-serving
commercial uses.
The combined floor area for the residential and neighborhood-serving
commercial uses for the proposed project totaled approximately 708,659 square feet, with a floor
area ratio (FAR) of 3.3:1.
.
The residential buildings would be arranged around a main central courtyard, with multiplethemed gardens (e.q., a maze garden, herb garden, orchard garden, poplar garden), on the
plaza level. The courtyards and gardens would be articulated at the ground level by stairs
leading up to the plaza level (Le., podium) above. Other recreational amenities associated with
the residential uses would include a large pool facility, spa, gym, community rooms, a bocce
court, and lobbies.
In addition, residential units would include private balconies.
In total,
approximately 106,013 square feet of common and private open space would be provided onsite.
The proposed project's neighborhood-serving commercial uses would be located on the ground
level, fronting Sepulveda Boulevard and Camarillo Street. It is anticipated that a neighborhood
specialty grocery store, which would comprise up to approximately 45,000 of the 55,000 square
feet of the neighborhood-serving commercial space, would serve as the Project's anchor tenant.
The commercial storefronts and adjacent street frontages would be landscaped and enhanced
with amenities (i.e., paving, seating, decorative light posts) to create a pedestrian-friendly urban
setting. Additionally, a small piazzetta (i.e., small, Italian-style plaza) would be located on the
ground level on Sepulveda Boulevard.
The proposed project, as evaluated in the Draft EIR, included a total parking supply of
approximately 1,470 parking spaces, consisting of an estimated 1,000 parking spaces for project
residents, 250 parking spaces for residential guests, and 220 parking spaces for retail visitors.
Parking would be provided within a parking structure that would include two subterranean levels,
one ground level, and one mezzanine level. Primary access to the parking structure would be
provided via a new private two-way roadway along the back side of the site, (i.e .., along the
northern/western frontage) extending from Sepulveda Boulevard to Camarillo Street.
This
private roadway would provide two driveway access points to the parking structure along its
length and would also serve as emergency access to the back of the site. In addition, a two-way
retail-only driveway, a porte-cochere type driveway for residential drop-off/pick-up, and two twoway residential-only driveways on Camarillo Street are proposed.
The proposed project would be designed to achieve a silver ratinq under the U.S. Green Building
Council's Leadership in Energy and Environmental Design (LEED®) green building program. To
achieve the LEED® silver rating, sustainability measures that address transportation, water
efficiency, and energy efficiency would be incorporated as part of the Project.
Project construction would require approximately 165,000 cubic yards of grading and soil export.
Construction would require approximately 20 to 23 months to complete.
In response to public comments received regarding the Draft EIR, the proposed project was
revised. The revised project identified and evaluated in the Final EIR involves reducing the
number of residential units from 500 units to 399 units, expanding the publicly accessible plaza
from 2,300 square feet to 13,000 square feet along the Sepulveda Boulevard frontage, and
reducing the proposed project's 55,000 square feet of neighborhood-serving retail by 3,000
square feet to 52,000 square feet of retail. Furthermore, the building heights along Sepulveda
Boulevard have been reduced based on distance from the Sepulveda Boulevard property line.
Additional changes in response to public comments include an 18-inch setback on Camarillo
E NV -2004-6000-E
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Street and along portions of Sepulveda Boulevard, the inclusion of a pedestrian entrance to the
retail uses from the ground level parking along Camarillo Street, the inclusion of an open air
colonnade along Sepulveda Boulevard, and the inclusion of landscaped gardens that extend
from the interior residential levels to Sepulveda Boulevard. Expanding the size of the publicly
accessible ground level plaza up to approximately 13,000 square feet along the Sepulveda
Boulevard frontage would exce,ed the maximum permitted front yard setback of 10 feet along this
portion of the Sepulveda Boulevard frontage. The publicly-available plaza is proposed to include
tables, chairs, benches, and planters with native landscaped vegetation.
With the proposed reduction in residential units and neighborhood-serving commercial uses, the
proposed project's parking supply would be reduced from approximately 1,470 parking spaces to
approximately 1,206 parking spaces, including 798 parking spaces for project residents, 200
parking spaces for residential guests, and 208 parking spaces for retail visitors.
Also in
connection with the reduction in the number of residential units, the amount of open space within
the project site for residents would be reduced from approximately 106,013 square feet to
approximately 93,500 square feet.
Based on the modifications to the Project proposed by the Applicant, several of the requested
Specific Plan exceptions set forth in the Draft E1R have been revised or are no longer applicable.
Specifically, with the proposed reduction in residential units and commercial uses, the Applicant
has reduced the proposed project's floor area ratio of 3.3:1 to 2.75:1,
Accordingly, the
Applicant's request for exception from Specific Plan Section 6,B.4 has been revised to reflect the
proposed project's reduction in floor area ratio from 3.3: 1 to 2.75: 1. With this modification, the
combined floor area for the proposed project's residential and neighborhood-serving commercial
uses would be reduced from approximately 708,659 square feet to approximately 582,359
square feet. In addition, with the inclusion of an i8-inch setback on Camarillo Street and along
portions of Sepulveda Boulevard, the request for exception from Specific Plan Section 7.A.2.a is
no longer required. However, in order to accommodate an expanded publicly accessible ground
level plaza along Sepulveda Boulevard, the Applicant is requesting an exception from Specific
Plan Section 7.A.2.a to exceed the front yard setback along a portion of the Sepulveda
Boulevard frontage. Furthermore, the request for exception from Specific Plan Section 7.B.1 has
been revised to reduce the lot coverage of 83 percent at grade to 78.5 percent at grade. Finally,
with the revision to fully enclose the parking structure along Camarillo Street, the request for
exception from Specific Plan Section 7.D.2.b would be eliminated. These proposed changes to
the Project would reduce the overall environmental impacts of the proposed project compared to
the Project studied in the Draft EIR.
Project Approvals
The Applicant requests approval of the following discretionary actions (collectively, the "Project
Approvals"):
1) Pursuant to Los Angeles Municipal Code (L.A,M.C.) Section 12.32 F and Q, the Applicant
requests a Vesting Zone and Height District change from (Q)CR-1L, (Q)P-1L, R3-1L and R11L to the C2 zone and to Height District 2D.
2) Pursuant to L.A.M.e. Section 11.5.7.F, the Applicant requests the following Exceptions from
the Ventura-Cahuenga Boulevard Corridor Specific Plan sections:
a} Section 6.B.4, which restricts the floor area of a project to 1.5 to 1. The Applicant is
requesting a floor area ratio of up to 2.75 to 1.
b) Section 7.A.2.a, which prohibits front yard setbacks in excess of 10 feet. The Applicant
is requesting to exceed the front yard setback by 59 feet for 137 lineal feet of the project's
ENV-2004-6000-EIR
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approximate 461 lineal foot Sepulveda Boulevard frontage to accommodate portions of
an approximately 13,000 square foot public plaza, which is approximately 69 feet deep
and approximately 137 feet wide,

,
d) Section 7.B.1, which restricts the maximum lot coverage to 75%,
requesting maximum lot coverage of 78,5% at grade,
f)

The Applicant

is

Section 7,E.1.b.4, which limits the building heights in this sub-area to 75 feet. The
Applicant is requesting a maximum building height of 100 feet over approximately 32% of
the site,

3) Pursuant to L.A.M.C. Section 11.5.7 C; the Applicant requests approval of the project for
compliance with the Ventura/Cahuenga Boulevard Corridor Specific Plan with the exceptions
identified above,
4) Pursuant to L.A.M.C. Section 12.24 W 1, the Applicant requests permission to sell a full line
of alcoholic beverages for off-site consumption in conjunction with a retail grocery store.
5) Pursuant to LA.M.C. Section 17.01, the Applicant requests approval of Vesting Tentative
Tract Map (Tract No, 061216) to merge the land into a single ground lot, with 9 airspace lots,
a) The subdivision will create one ground lot and 9 airspace lots which will include the
following uses:
i)
ii)
iii)
iv)
v)
vi)

Lot 1: contains the ground lot, fire lane and common access courtyard located
proximate to Sepulveda Boulevard;
Lots 2 - 6: contain the commercial uses fronting Sepulveda (except for the grocery
store);
Lot 7: contains the floor area within the grocery store;
Lot 8: contains the commercial and guest parking;
Lot 9: contains the residential parking spaces, the loading dock and various vertical
penetrations throughout the building; and
Lot 10: contains the residential units and lobby;

b) The Applicant requests permission to vacate La Maida Street and Peach Avenue.
c) The Applicant requests approval of a Haul Route.
d) The Applicant is requesting that Sepulveda be defined as the front yard and the
remaining two yards be defined as side yards.
6) Pursuant to L.A.M.C. Section 16.05, the Applicant requests that the decision-maker
the Site Plan Review findings.

make

7) Pursuant to various sections of the LAM ,C" the Applicant will request approvals and permits
from the Building and Safety Department (and other municipal agencies) for project
construction actions including, but not limited to the following: demolition, excavation,
shoring, grading., foundation, building, and tenant improvements.
8) Pursuant to Section 21082.1 (c) of the Public Resources code, Certification of the
Environmental Impact Report and the adoption findings and Statement of Overriding
Considerations.
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CEQA Process
The City circulated a Notice of Preparation ("NOP") for the proposed project on November 12,
2004, for a 30-day comment period.
In addition, a public scoping meeting was held on
November 30, 2004, to receive written and verbal comments on the scope and content of the
Draft EIR. The Initial Study, NOP, and comment letters received during the NOP comment
period are included in Appendix A of the Draft EIR.
The Project traffic study was done in 2008 and included a comprehensive related projects listThe 2008 related projects database in the traffic study and EIR was large and extensive,
analyzing 51 related projects within an approximate 3.5-mile radius of the Project site. A radius
of 1.5-2.0 miles is typically used in most traffic studies.
As a result. the traffic study
conservatively assumed higher traffic volumes from related proJects. While it is expected that
some of the related projects have not proceeded or have been downscaled due to the economic
recession that began in 2008, the trips from all of these projects are still included in the analysis
of futuretraffic volumes. In addition. a generoLis ambient traffic growth factor of two percent per
year was used at the time of the origmal traffic study, accounting for potential projects not yet
proposed at the time the related_projects database was developed. In 2010, the traffic study was
updated to reflect a revised buildout year for the project and, as part of that update. additional
ambient growth again was added to the counted traffic volumes, consistent with LADOTapproved methodologies for traffic study updates. No projects were removed from the 2008
related prolects list.
Based on public comments in response to the NOP, the Initial Study and a review of
environmental issues by the City, the Draft EIR analyzed the following environmental impact
areas:

•

Aesthetics

•

Air Quality

•

Biological Resources

•

Geology and Soils

•

Hazards and Hazardous Materials

.'

Hydrology and Water Quality

•

Land Use

•

Noise

•

Population, Housing, and Employment

•

Public Services - Police Protection

•

Public Services - Fire Protection

•

Public Services - Public Schools
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..
..
•

..
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Public Services - Parks and Recreation
Public Services - Libraries
Transportation and Circulation

I

Utilities - Water Supply'
Utilities - Wastewater
I

Utilities - Solid Waste

The Draft EIR was circulated from December 16, 2010, to February 7,. 2011. In addition, in
response to requests from the public, the comment period was extended to March 7, 2011.
Thus, the public review period exceeded the 45-day public comment period required by CEQA.
Following the Draft EIR public comment period, the Final EIR was prepared that addresses the
environmental effects associated with implementation of the proposed project, identifies feasible
mitigation measures and alternatives that may be adopted to reduce or eliminate these impacts,
and includes written responses to all comments received on the Draft EIR. Responses were sent
to all public agencies that made comments on the Draft EIR at least 10 days prior to certification
of the Final EIR pursuant to CEQA Guidelines Section 15088(b). The Final EIR was also made
available for review on tile City's website. Electronic copies of the Final EIR were also made
available at four libraries and the City of Los Angeles Department of Planning. Notices regarding
availability of the Final EIR were sent to those within a 500-foot radius of the project site as well
as individuals that attended the scoping meeting and provided comments during the NOP
comment period.
A duly noticed public hearing on the project was held by the City's Deputy Advisory Agency and
a Hearing Officer on February 19, 2013. Both written and oral comments wel'8 received in
conjUnction with the February 19 hearing. Final EIR Supplemental Responses to February 2013
Comments
("Supplementall
Responses
to Comments")
were prepared
by Matrix
Environmental with technical reports attached. The Supplemental Responses to Comments
include an update of traffic impacts to 2015 as well as technical repol1s responding to air quality,
noise, and traffic concerns.
The Final EIR consists of the Project Environmental Assessment Form, the Initial Study, the
Draft EIR and appendices attached thereto,. and the Final EIR and appendices and errata
attached thereto, and Supplemental Responses to Comments and appendices attached thereto.
The Administrative Record shall consist of the Final EIR, the Project Approvals applications, the
Project Approvals determinations, the record of any public hearings or proceedings, and all
public statements and comments whether written or oral submitted at public hearings, including
any administrative appeals.
The Administrative Record shall not consist of any draft or
screencheck versions of the Draft or Final EIR; or of any internal correspondences within the City
Planning Department or any other agency of the City that are part of the City's internal
deliberative process. The Administrative Record shall not consist of any privileged attorneyclient communication or work product by and between the City Attorney and any employees or
officials of the City.
Required CEQA Findings
Section 21081 of the California Public Resources Code and Section 15091 of the State CEQA
Guidelines (the "Guidelines") require a public agency, prior to approving a project, to identify
significant impacts ofthe project and make one or more of three possible findings for each of the
ENV -2004-6000-EI R
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The first possible finding is that "changes or alterations have been required in, or
incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1)); and
The second possible' finding is that "such changes or alterations are within the
responsibility and jurisdiction of another public agency and not the agency making the
finding. Such changes have been adopted by such other agency or can and should be
adopted by such other agency." (Guidelines Section 15091 (a)(2)); and
The third possible finding is that "specific economic, legal, social, technological, or other
considerations, including provision of employment opportunities for highly trained
workers, make infeasible, the mitigation measures or project alternatives identified in the
final EIR." (Guidelines, Section 15091 (a)(3)),

The Department of City Planning served as the Lead Agency under CEQA with respect to the
proposed project and based on all the foregoing information, where applicable the City decisionmaker must find that
1.

Pursuant to Public Resources Code Section 21081 (a)(1), that changes or
alterations have been required in, or incorporated into, the project which mitigate or
avoid the significant effects on the environment as identified in the Final EIR; and

2.

Pursuant to State CEQA Guidelines Section 15091 (a)(1), that changes or
alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental effects as identified in the Final
EIR; and

3.

The Final EIR has been completed in compliance with CEQA and is adequate under
CEQA for approval of the actions necessary to implement the project and all other
City permits, entitlements, and discretionary approvals for the project; and

4.

Project alternatives that substantially reduce or avoid the project's
environmental impacts are rejected as infeasible.

significant

The City hereby finds that each and all of the Findings and Determinations contained in this
document are based upon competent and SUbstantial evidence, both oral and written, contained
in the entire record relating to the Project and the Final EIR. The Findings and Determination
constitute the independent Findings and Determinations of the City in all respects and are fully
and completely supported by substantial evidence. All of the language included in this document
constitutes Findings by the City, whether or not any particular sentence or clause includes a
statement to that effect. All summaries of information and the Findings to follow are based on the
Final EIR, the Project (and every component thereof), and/or other evidence in the record. The
absence of any particular fact from any such summary is not an indication that a particular
Finding is not based in part on that fact. The summaries of information below are only
summaries. Cross-references to the Draft and Final EIR and other evidence in the record have
been made where helpful, and reference should be made directly to the Final EIR, and other
evidence in the record for more precise information regarding the facts on which any summary is
based. In addition, unless noted or stated otherwise, the rationale for the Findings is that set
forth in the Final EIR (including the responses to comments), or elsewhere in the administrative
record.
Section 21081 of the California Public Resources Code and Section 15093(b) of the CEQA
E NV -2004-6000-E
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Guidelines provide that when the decisions of the public agency allows the occurrence of
significant impacts identified in the Final EIR that are not substantially lessened or avoided, the
lead agency must state in writing the reasons to support its action based on the Final EIR and/or
other information in the record. Article I of the City's CEQA Guidelines incorporates all of the
State CEQA Guidelines contained in Title 15, California Code of Regulations, Sections 15000 et
seq. and thereby requires, pursuant to Section 15093 (b) of the CEQA Guidelines, that the
decision maker adopt a Statement of Overriding Considerations at the time of approval of a
project if it finds that significant adverse environmental effects identified in the Final EIR cannot
be substantially lessened or avoided.
The City hereby adopts each of the above-referenced environmental findings as follows:
A.

Impacts Found to be Less than Significant (No Significant Impacts Would Occur
and No Mitigation Required)

The following impact areas were concluded by the EI R to be less than significant prior to
mitigation, and based on that analysis and other evidence in the administrative record relating to
the project, the City finds and determines that, based on substantial evidence, the following
environmental impact categories will not result in any significant impacts and that no mitigation
measures are needed:
1. Aesthetics
AestheticsNisual Quality
-Shorl- Term Construction
During construction of the proposed Project, the project site's visual appearance would be
altered due to site preparation activities and the construction of project buildings.
However,
temporary fencing would be placed along the periphery of the project site to screen views of the
construction activity from the ground level. Project construction activities may require the
removal of several mature street trees bordering the site along Sepulveda Boulevard and
Camarillo Street, thereby temporarily reducing the visual quality of these streets adjacent to the
project site. However, removal of trees is necessary to implement the project's proposed
landscaping plan, which would replace all street trees and would incorporate street frontage
improvements, such as decorative paving on the sidewalks and the planting of new trees,
shrubs, and turf. In this respect, the aesthetic impacts to trees during construction must be
considered in the context of the Project's overall landscaping plan. Since the loss of street trees
would be part of the Project landscape plan and removed trees would ultimately be replaced, the
removal of street trees during construction would not result in a significant impact.
Visible construction activities would also include truck traffic to and from the site. However, the
impact of construction trucking would not Significantly impact the visual quality of the area, since
major roadways are intended to accommodate a range of vehicle types, including trucks
incidental to construction and deliveries. Furthermore, constructioti-related visual impacts would
only occur on a short-term basis. The Project would not substantially alter, degrade or eliminate
the existing visual character of the area. Thus, construction-related visual quality impacts would
be less than significant
-Operation
The existing structure on the project site is an aging residence, which does not possess notable
aesthetic features nor contribute to a high visual quality of the surrounding area. Implementation
of the proposed project WOUldremove and replace the existing on-site residence with a series of
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new buildings and associated landscape improvements.
Although the Project would develop
new buildings up to 100 feet in height, the proposed building heights would not present a sharp
contrast with surrounding developments, particularly given the diversity of building heights in the
area. Surrounding development consists predominantly of low- to mid-rise buildings with highrise structures present along Sepulveda Boulevard and throughout the Ventura Boulevard
commercial corridor. With such variations in building heights in the surrounding locale, the
Project's building heights would visually blend into the urban environment. The proposed Project
would be only marginally taller than the adjacent parking and residential structures to the
immediate south. and substantially shorter than the office tower further to the south.
Furthermore, although the Project would be taller than the one to three story residential and
commercial uses to the east, Project building heights would generally be buffered by the six
lanes of Sepulveda Boulevard. Lastly, the elevated 1-405 and US-101 interchange, would buffer
the Project's building heights from off-site land uses located to the west and north. Overall, the
Project would contribute to the diversity of building heights and would not detract from the
existing valued aesthetic quality of the project area. Thus, project implementation would alter the
existing visual character of the project site from an underutilized property with blighting
influences (i.e.. graffiti) to a new. contemporary development providing a cohesive mix of
residential and neighborhood-serving commercial uses.
The residential buildings would be arranged around a main central courtyard, with gardens, on
the plaza level, creating new open space areas and passive recreational uses for the enjoyment
of project residents. The courtyards and gardens would be articulated at the ground level by an
outdoor piazzetta and stairs leading up to the plaza level (i.e .• podium) above. A colonnade
along Sepulveda Boulevard would be included to enhance the architectural fac;:ade.
Overall, the Project would not alter, degrade, or eliminate the existinq valued visual character of
the area. Specifically, the Project would not remove or alter existing features or elements that
substantially contribute to the area's valued visual character nor convert a large area of visible
natural open space.
Furthermore, the Project would not introduce inappropriate contrast
between the proposed project elements and existing features that embody the surrounding
area's valued aesthetic image. Therefore, the Project would not substantially detract from the
existinq style or image of the Sherman Oaks community. Project impacts on visual quality would
be less than significant.
Views
The Project site currently does not contain any scenic resources. Views of the Project site
consist of a primarily vacant and graded site with one aging single family residence. Due to the
site's relatively flat topography. its adjacency to the elevated 1-405 and US-101 interchange. and
the presence of existing low- to mid-rise buildings along Sepulveda Boulevard and Camarillo
Street, the project site does not offer any valued views or occupy a substantial portion of any
scenic viewshed.
Additionally, most long-range views in the surrounding project area are
obstructed or at least partially obstructed by existing development and/or the surrounding
freeway infrastructure.
Views are thus, limited to the immediate urban built environment.
Therefore, development of the Project with buildings up to 100 feet in height would not result in
the obstruction of valued views on-site or off-site since such views are not currently available.
The Project would not have a substantial effect on a scenic vista or alter views from a designated
scenic highway, and would not substantially obstruct an existing view of a prominent, valued
visual resource. Therefore, project impacts to views would be less than significant.
Light and Glare
Due to the heavily urbanized character of the area, particularly along the active commercial
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corridor of Sepulveda Boulevard, the surrounding area currently exhibits medium to high ambient
nighttime lighting levels.
The proposed project would introduce new illumination sources
including interior and exterior lighting for wayfinding, security, parking, signage, architectural
highlighting, and landscaping purposes. Lighting introduced along the eastern facade of the
proposed buildings on Sepulveda Boulevard would be designed to minimize light spillover to
residences located across Sepulveda Boulevard through the use of shielding, cut-off fixtures, or
similar measures.
In addition, all exterior project lighting would comply with applicable
regulations contained within the LAMC and the Sherman Oaks Streets cape Plan and Design
Guidelines. Furthermore, given the degree of ambient lighting that currently exists in the project
area, the Project's proposed lighting levels would not substantially increase the existing ambient
nighttime light levels.
Glare is currently generated by existing buildings, vehicle windows, and other reflective surfaces
in the area. The facades of the buildings would include plaster siding and would not contain
highly reflective materials.
Windows consisting of low-reflectivity glass would be utilized to
minimize off-site glare. As vehicular parking on the site would be enclosed within a parking
facility, automobile-related glare impacts to any off-site sensitive uses would not occur. Thus,
any potential glare effects would be insignificant.
Overall, the proposed project would not create a new source of substantial light or glare that
would adversely affect adjacent light-sensitive areas or a new source of glare that would
substantially affect day or nighttime views in the area. Therefore, project impacts associated
with light and glare would be less than significant.
Shading
The nearest shadow sensitive receptors to the project site are the residential uses located to the
east of the project site across Sepulveda Boulevard.
Worst-case scenario shade/shadow
simulations for the winter solstice, spring equinox, summer solstice, and fall equinox indicate that
the greatest off-site shading would occur during the winter solstice. However, project shading on
sensitive uses during the winter would not occur for more than the significance threshold of three
hours between the time frame of 9:00 a.m. and 3:00 p.m. During the spring equinox and
summer solstice, respectively, shading on the residential uses to the east would be very limited.
During the fall equinox, noticeable shading would be experienced by the first row of residential
properties to the east between the hours of 2:00 p.m. and 5:00 p.m. However, the Project's
shading impacts on shadow sensitive uses during the fall would not occur for more than the
significance threshold of four hours between the timeframe of 9:00 a.m. and 5:00 p.m. In
summary, based on the shading simulations for the four seasons which are provided in Figures
IV.Ac11 through IV.A-14 in Section IV.A, Aesthetics, the project would result in less than
significant shading impacts.
Consistency with Applicable Policies
The design of the Project would be consistent with the Community Plan and the Sherman Oaks
Streetscape Plan and Design Guidelines. With regard to consistency with the Specific Plan, the
Project would require Specific Plan exceptions enumerated above. The Specific Plan includes
express provisions for granting exceptions to the Specific Plan. Therefore, seeking exceptions to
the Specific Plan would not be inconsistent with the Specific Plan. Additionally, granting of the
Specific Plan exceptions would be consistent with the Specific Plan's procedural requirements.
Merely requesting Specific Plan exceptions does not render every inconsistency with the Specific
Plan a potentially significant aesthetic impact because prior to granting the requested exceptions,
the City considers compatibility and aesthetics with the required findings, and such findings
include substantial evidence that the inconsistencies do not result in material adverse effects.
The aforementioned Specific Plan exception findings are incorporated herein by reference.
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Project aesthetic impacts relative to consistency with applicable regulations or plans would be
less than significant.
Cumulative Impacts

/

The cumulative analysis of aesthetics, views, light and glare, and shading considered 51 related
projects,
Similar to the proposed project, the related projects consist of infill development
projects located in already urbanized areas. Of the related projects, the closest related project is
Related Project No, 23, a mixed-use residential and commercial project located at 15212-15222
Ventura Boulevard located approximately 0.30 mile to the southeast of the project site, This
related project would also be subject to the design standards and regulations of the Community
Plan, Specific Plan, and Sherman Oaks Streetscape Plan and Design Guidelines, Therefore, it
is not reasonably foreseeable that this related project would remove or alter aesthetic elements
that contribute to the valued character of the surrounding area or would contrast with the existing
visual environment.
Development of the other related projects would not cause cumulative
aesthetic impacts as these related projects are not visible from the project area due to either
distance andfor existing intervening development.
With regard to views, only Related Project No, 23 is located within the same viewshed as the
Project (i.e, along Sepulveda Boulevard) so as to contribute to cumulative impacts on views.
However, valued views in the project area are not currently available due to existing intervening
development. Therefore, development of Related Project No. 23 and the proposed project would
not result in a significant impact on valued views.
Development of the proposed project as well as the other related projects would cumulatively
introduce new or expanded sources of artificial light. As the project area is located in a highly
urbanized area, the additional artificial light sources introduced by the related projects and the
proposed project would not significantly alter the existing medium-high to high lighting
environment. Due to the distance of the related projects from the Project, the lighting and glare
of the Project and these other related projects would not exceed the established thresholds of
siqniticance,
As such, cumulative light and gl<3re impacts are concluded to be less than
significant.
None of the identified 51 related projects are located adjacent to the project site or within close
proximity to the project site such that shading on the same sensitive uses would occur,
Therefore, no cumulative shadefshadow impacts would occur relative to shadow sensitive uses,
2. Agricultural Resources
The Project site is located in an urbanized setting. No agricultural uses or related operations are
present within the site or surrounding area. Therefore, the proposed project would not result in
impacts to Prime Farmland, Unique Farmland, or Farmland of Statewide Importance, and no
further evaluation of this issue was necessary in the Draft EIR.
The Project site is zoned [Q]CR-1 L (Limited Commercial), R3-1 L (Multiple Dwelling), R1-1 L
(One-Family), and [Q]P-1 L (Automobile Parking), No agricultural zoning is present on-site and in
the surrounding area, and no nearby lands are enrolled under the Williamson Act. Therefore, no
conflict exists with regard to agricultural zoning or Williamson Act contracts. No impact would
occur. and no evaluation of this issue was necessary in the Draft EIR.
Since there are no agricultural uses or related operations on or near the Project site, the
proposed project would not involve the conversion of farmland to other uses, either directly or
indirectly. Therefore, no impacts to agricultural land or uses would occur. and no further
evaluation of this issue was necessary in the draft EIR.
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3. Air Quality
Final EIR Section II.B.IV.B adds an in-depth survey of studies and literature regarding the
potential health impacts of air pollutants, as well as public welfare and ecological effects of
various air pollutants. This additional information does not change the proposed project air
quality impact conclusions set forth in the Draft EIR, but amplifies the background information
regarding those impacts.
'

,

;

Construction - Toxic Air Contaminants; Cumulative Impacts
The greatest potential for toxic air contaminants (TAC) emissions during construction would be
related to diesel particulate emissions associated with heavy equipment operations for grading
and excavation activities. The proposed project would not result in a long-term (i.e. 70 years)
substantial source of TAC emissions. ln addition, there would be no residual emissions after
construction and corresponding individual cancer risk, As such, project-related toxic emission
impacts during construction would be less than significant.
Similar to the proposed project, the greatest potential for TAC emissions at each related project
would involve diesel particulate emissions associated with heavy equipment operations during
grading and excavation activities. Given that the proposed project contribution to cancer risk
from construction activities would be less than significant and is a localized impact, related
projects that have not already been built would not result in a long-term (i.e., 70 years)
substantial source of TAC emissions with no residual emissions after construction and
corresponding individual cancer risk. Thus; TAC emissions from the related projects are
anticipated to be less than significant individually and cumulatively.
Construction - Odors; Cumulative Impacts
Potential sources that may emit odors during construction activities include the use of
architectural coatings and solvents,
Via mandatory compliance with SCAOMD Rules, no
construction activities or materials are proposed which would create objectionable odors.
Therefore, no construction-related odor impacts would occur and no mitigation measures would
be required.
Also similar to the proposed project, potential sources that may emit odors during construction
activities at each related project would include the use of architectural coatings and solvents. Via
mandatory compliance with SCAOMD Rules. it is anticipated that construction activities or
materials used in the construction of the related projects would not create objectionable odors.
Thus; odor impacts from the related projects are anticipated to be less than significant unto
themselves, as well as cumulatively in conjunction with the proposed Project.
Operation - Cumulative Toxic Air Contaminant Impacts
With respect to TAC emissions, the proposed project or any of the identified related projects
(which are largely residential, restaurant, retail/commercial, and institutional developments),
would not represent a SUbstantial source of TAC emissions. Uses typically associated with TAC
emissions include large-scale industrial, manufacturing, and transportation hub facilities. Based
on recommended screening level siting distances for TAC sources, as set forth in the California
Air Resources Board's Land Use Guidelines, the proposed project and related projects would not
result ill a cumulative impact requiring further evaluation. However, the proposed project and
each of the related projects would likely generate minimal TAC emissions related to the use of
consumer products, landscape maintenance activities, among other things.
Pursuant to California Assembly Bill 1807, which directs the CARB to identify substances such
ENV-2004-6000-EIR
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as TAC and adopt airborne toxic control measures (ATCMs) to control such substances, the
SCAQMD has adopted numerous rules (primarily in Regulation XIV) that specifically address
TAC emissions. These SCAQMD rules have resulted in and will continue to result in substantial
Basin-wide TAC emissions reductions. As such, cumulative TAC emissions during long-term
operations would be less than significant. In addition, the proposed project would not result in
any sources of TACs that hav~.

/

Operation - Localized Operation Impacts
Project-generated traffic volumes are forecasted to have a negligible effect on the projected 1hour and 8-hour CO concentrations at the intersections studied. Since a significant impact would
not occur at the intersections operating at the highest VIC ratio, no significant impacts would
occur at any other analyzed roadway intersection as a result of project-generated traffic volumes.
Thus, the proposed project would not cause any new or exacerbate any existing CO hotspots,
and, as a result, impacts related to localized mobile-source CO emissions would be less than
significant.
A freeway CO analysis was completed to ascertain potential impacts to the project site from the
US-10111-405 interchange. Sensitive receptors on the project site would be exposed to 1-hour
and 8-hour CO levels of 7.4 and 7.0 ppm respectively. These levels are below the 1-hour and 8hour CO standards and, therefore, the US-101 and the 1-405 would not cause local CO
emissions to exceed the prescribed threshold at the project site.
The proposed project may include the installation and operation of diesel-fired generators for
emergency power generation,
Compliance with SCAQMD Rules and Regulations regarding
stationary-source combustion equipment would ensure that contributions to localized PM10
concentrations remain below the 2,5 fjg/m3 significance threshold.
Compliance with existing
applicable laws or regulations that regulate conduct for the purpose of reducing environmental
impacts may be assumed in CEQA analysis, and compliance with such laws or regulation need
not be set forth as mitigation_ Therefore, any potential impacts would be less than significant.
Operation - Toxic Air Contaminants On-Site Sources
The primary sources of potential air toxics associated with proposed project operations include
diesel PM10 from delivery trucks (e.g., truck traffic on local streets and on-site truck idling) and
emergency backup qenerators.
Potential localized air toxic impacts from on-site sources of
diesel particulate emissions would be minimal since the proposed uses are not typically
associated with heavy-duty trucks trips to the site, However, in the event that a small number of
trucks access the project site, they would be required to limit idling to 5 minutes while on-site.
Based on the limited activity of the toxic air contaminant sources, the proposed project would not
warrant the need for a health risk assessment associated with on-site activities, and, in this
regard, potential air toxic impacts would be less than significant.
Typical sources of acutely and chronically hazardous toxic air contaminants include industrial
manufacturing processes, automotive repair facilities, and dry cleaning facilities. The proposed
project would not include any of these potential sources, although minimal emissions may result
from the use of consumer products, As such, the proposed project would not release substantial
amounts of toxic contaminants, and no significant impacts on human health would occur. Based
on the limited activity of the toxic air contaminant sources, the proposed project does not warrant
the need for a health risk assessment, and potential air toxic impacts would be less than
significant.
Operation - Odors; Cumulative Impacts
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The proposed project does not include any uses identified by the SCAGMD as being associated
with odors. Thus, potential odor impacts would be less than significant.
Neither the proposed project nor any of the related projects (which are primarily general office,
residential, retail, and restaurant uses) have a high potential to generate odor impacts.'
Furthermore, any related project that may have a potential to generate objectionable odors would
be required by SCAGMD Rule 402 (Nuisance) to implement Best Available Control Technology
to limit potential objectionable odor impacts to a less than significant level. Thus, potential odor
impacts from related projects are anticipated to be less than significant individually and
cumulatively.
Operation - Global Climate Change; Cumulative Impacts
The proposed project contains design features that would reduce the Project emissions profile
and would represent improvements above what can be considered "business as usual." The
proposed project would be designed to achieve a silver rating under the U.S. Green Building
Council's leadership in Energy and Environmental Design (LEED®) green building program. To
achieve the LEED® silver rating, sustainability measures that address transportation, water
efficiency, and energy efficiency would be incorporated as part of the project. In addition, the
very nature of the Project,. urban infill located in a transit rich area, further improves the project's
GHG reducing potential. The Project would be consistent with the goals set forth in AB32, as
well as in CARB's scoping plan. The project's GHG emissions reductions compared to the BAU
scenario constitute an equivalent or larger break from "business-as-usual" then has been
determined by CARB to be necessary to meet Assembly Bill 32's goals. Therefore, the proposed
project will not have a significant impact on the global climate change due to its greenhouse gas
emissions.
The proposed project, by implementing project features and GHG reducing measures, results in
a net decrease in GHG emissions when compared with business as usual. In addition, the City
of Los Angeles is also taking direct action to reduce emissions from all utility users and improve
transportation CityWide. Therefore, due to the incremental amount of GHG emissions estimated
for this project, the fact that estimated operational emissions are likely overstated; the lack of any
evidence for concluding that the Project's GHG emissions could cause any measurable increase
in global GHG emissions necessary to force global climate change; and the fact that the Project
incorporates design features to reduce potential GHG emissions that are consistent. with the
goals of AB 32, the CAT Report strategies, and the City of Los Angeles' strategies, the Project is
not considered to have a significant impact with respect to global climate change on a cumulative
basis.
SCAQMD Handbook Policy Analysis
While development of the proposed project would result in short-term regional impacts, Project
development would not have a long-term impact on the region's ability to meet state and federal
air quality standards. The proposed project would comply with SCAQMD Rule 403 and would
implement all feasible mitigation measures tor control of NOx. PM1Qand PM2.5. Also, the project
would be consistent with the goals and policies of the Air Guality Management Plan (AQMP) for
control of fugitive dust. The Project's long-term inflUence would also be consistent with the goals
and policies of the AQMP and is, therefore, considered consistent with the SCAQMD's AQMP.
City of Los Angeles Policies

According to the SCAQMD CEQA Air Quality Handbook, land uses associated with odor complaints typically
include agricultural uses, wastewater treatment plants, food processing plants, chemical plants, cornpostinq,
refineries. landfills. dairies, and fiberglass molding.
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The proposed project would be consistent with City of Los Angeles air quality policies, as it
implements the air quality goals and policies set forth In the City's General Plan. Development of
the proposed project at the proposed site location offers the opportunity to provide residential
uses within a highly urbanized regional employment center and adjacent to a regional shopping
center.
The Project would support the reduction of air emissions via its use of existing
infrastructure, proximity to existing regional and local transit facilities, the provision of pedestrianscale street frontages, and location near existing commercial uses that would meet many of the
needs of the project's future residents.
Overall, no significant impacts would occur as a result of project development with respect to
compatibility with applicable air quality policies as set forth in the City's General Plan Air Quality
Element.
4.

Biologicallmpacts

Cumulative Impacts
The majority of the 51 related projects are located at a sufficient distance from the project site so
as to not cause potential cumulative impacts to raptors in the area. However, three related
projects are located within a half mile of the project site. The urbanized nature and sizes of
these sites, along with their lack of seclusion, would prevent raptor hunting and breeding.
Therefore, current and future use of these sites by raptors is unlikely. In addition, all of the
related projects would be required to comply with the Migratory Bird Treaty Act, as well as the
City ordinances for protected trees and street trees. As a result, cumulative impacts to biological
resources would be less than significant.

5. Cultural Resources
Attachment B Section V of the November 2004 Initial Study provided substantial evidence
showing that potentially significant impacts to cultural resources were not reasonably foreseeable
as result of the proposed project. As part of this Initial Study, the properties within the Project
site have been formally assessed for historical significance for the purposes of CEQA
compliance. A records search was conducted by the South Central Coastal Information Center
(SCCIC) at California State University, Fullerton to identify previously recorded prehistoric and
historic resources in and around the project site. This search included a review of the National
Register of Historic Places (National Register) and its annual updates, the California Historical
Resources Inventory database maintained by the California Office of Historic Preservation
(OHP), and the City of Los Angeles Historic-Cultural Monuments register. The records search
indicated that there are currently no previously identified federal or state level designated or
eligible prehistoric or historic resources within or near the project site. There is, however, one
City of Los Angeles Historic-Cultural Monument located outside of the project site, but within 0.5
mile of it. This resource is identified as the "Tower of Wooden Pallets" (monument number 184).
This historic resource is far enough away from the proposed project site as to not be directly or
indirectly impacted by the Project's implementation.
A review of survey data collected and evaluated indicates that no prehistoric or historic
archaeological sites have been identified within the local area and that no unique or important
prehistoric or historic archaeological resources have been encountered within the project vicinity.
The project site is located within an urbanized area and has been subject to extensive disruption
over the years; thus, any surficial archaeological resources, which may have existed at one time,
have likely been previously disturbed.
The project site is located within an urbanized area that has been previously developed with
various uses.
Within the project area, any traditional burial sources, which include
ENV-2004-6000-EIR
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archaeological sites, burial sites, ceremonial areas, gathering areas, or any other natural area
important to a culture for religious, burial, or heritage reasons, would likely be associated with the
Native American group known as the Fernandeno, a branch of the Gabrielino.
No known
traditional burial sites or other type of cemetery usage has been identified within the project site
or nearby vicinity. Nonetheless, any discovery of human remains or related resources would be
treated in accordance with federal, state, and local regulations and guidelines for disclosure,
recovery, relocation. and preservation, as appropriate, including CEQA Guidelines Section
15064.5(e). Therefore, no impacts are expected, and no further evaluation of potential impacts
associated with the discovery of human remains is necessary.

,

;
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6. Geology/Soils
Soil Conditions
Project construction would require approximately 165,000 cubic yards of grading and soil export.
Erosion and sedimentation from exposed soils could occur during construction. However, project
construction activities would be conducted in compliance with erosion control measures,
including grading and dust control measures, imposed by the City pursuant to grading permit
regulations. In addition, the project would be required to have an erosion control plan approved
by the City of Los Angeles Department of Building and Safety, as well as a Storm Water Pollution
Plan (SWPPP) pursuant to the National Pollutant Discharge Elimination System (NPDES) permit
requirements.
As part of the SWPPP, Best Management Practices (BMPs) would be
implemented during construction to reduce soil erosion and pollutant levels to the maximum
extent possible. As such, construction of the project would not constitute a geologic hazard to
other properties by accelerating instability from erosion or accelerating the natural processes of
wind and water erosion and sedimentation that would result in sediment runoff or deposition that
would not be contained or controlled on-site. Therefore, construction-related impacts associated
with erosion and sedimentation would be less than significant.
Soil erosion and sedimentation effects during operation would be less as compared with existing
conditions.
In addition, Standard Urban Stormwater Mitigation Plan (SUSMP) provisions that
would include site-specific BMPs would be implemented throughout the operational life of the
project, which would assist in reducing on-site erosion. As such, operation of the project would
not constitute a geologic hazard to other properties by accelerating instability from erosion or
accelerating the natural processes of wind and water erosion and sedimentation that would result
in sediment runoff or deposition that would not be contained or controlled on-site. Therefore,
operational impacts associated with erosion and sedimentation would be less than significant.
With regard to landform alteration, the project site is located in ah urbanized area and is currently
graded. As no distinct or prominent geologic or topographic features would be destroyed,
permanently covered, or materially and adversely modified as a result of the project, impacts
related to landform alteration would be less than significant
Seismic Hazard - Liquefaction
The proposed project is located Within a state-designated and city-designated liquefaction zone.
However, liquefaction tests indicate that soil beneath the project site would not be prone to
liquefaction during a 10 percent earthquake (e.g. earthquake with a 475-year return period).
Furthermore, the project would comply with state and local building and safety codes, including
the CBC and the Los Angeles Building Code. In addition, the Project would comply with the
safety guidelines set forth in CGS Special Publications 117, Guidelines for Evaluating and
Mitigating Seismic Hazards in California and the project design recommendations set forth in the
geotechnical report. The LADBS indicated that due to the improbability of liquefaction on the
project site, no mitigation is necessary pursuant to the Seismic Hazard Mapping Act. Therefore.
ENV-2004-6000-EIR
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the Project would not cause or accelerate geologic hazards which would result in substantial
damage to structures or infrastructure or expose people to substantial risk of injury and geologic
hazard impacts related to liquefaction would be less than significant.
.
Seismic Hazard -Inundation

;'

by Seiches and Dam Failures

The Project site lies within the inundation hazard areas of the Encino Reservoir and the
Sepulveda Dam, which are managed by the Los Angeles Department of Water and Power. It is
possible that overtopping of the reservoir and/or dam could occur with a worst-case scenario,
leading to dam failure.
Seismic activity could also lead to failure of either of these water
containment structures. However, the California Division of Safety of Dams regulates the siting,
design, construction, and periodic review of all dams in the Stale. Mitigation of potential seiche
hazards has also been implemented by the Los Angeles Department of Water and Power
through regulation of the level of water in its storage facilities and the provision of walls of extra
height to contain seiches and prevent overflow or inundation. Further, the Sepulveda Dam has
automatically controlled spillway gates that rise and lower to control the dam from overtopping.
Automatic release of water from the dam is discharged to the Los Angeles River. In addition, the
1-405 and US-101 Freeways serve as physical barriers between the Encino Reservoir, the
Sepulveda Dam, and the project site. Therefore, the project would not cause or accelerate
geologic hazards which would result in substantial damage to structures or infrastructure or
expose people to substantial risk of injury due to inundation by a dam or a seiche. Impacts
related to these issues would be less than significant.
Cumulative Impacts
Impacts associated with geologic and soil issues are typically confined to a project site or within
a very localized area and do not affect off-site areas associated with the related projects or
ambient growth. Cumulative development in the area would, however, increase the overall
potential for exposure to seismic hazards by potentially increasing the number of people exposed
to seismic hazards. Nevertheless, all related projects would be subject to established guidelines
and regulations pertaining to seismic hazards.
As such, adherence to applicable building
regulations and standard engineering practices would ensure that cumulative impacts would be
less than significant.
7. Hazards and Hazardous Materials
Release of Hazardous Materials
Construction of the proposed project would involve the temporary use of potentially hazardous
materials, including paints, adhesives, surface coatings, cleaning agents, fuels, and oils.
However, all potentially hazardous materials would be used, stored, and disposed of in
accordance with manufacturers'
instructions and handled in compliance with applicable
standards and regulations. Any associated risk would be adequately reduced to a less than
significant level through compliance with these standards and regulations.
Additionally, any
emissions from the use of such materials would be minimal and localized to the project site.
With regard to potentially hazardous conditions on the site, the project site is not listed on any of
the local, state, or federal databases concerning hazardous materials. Furthermore, no evidence
of hazardous environmental conditions was observed on the site. As auch, the potential to
uncover contaminated soils or groundwater beneath the site durinq project construction
(particularly during grading and excavation activities) is considered low. Since construction of
the Project would comply with applicable regulations and would not increase the risk of
interference with existing emergency response capacity to the project area over existing'
conditions or expose persons to substantial risk resulting from the release of hazardous
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materials or exposure to health hazards in excess of regulatory standards, impacts associated
with the potential release of hazardous substances during construction of the proposed project
would be less than significant.
Operation of the Project would involve the limited use of potentially hazardous materials typical
of those used in residential and commercial developments, including cleaning agents, paints,
pesticides and other materials for landscaping. All potentially hazardous materials would be
used, stored, and disposed of in accordance with manufacturers' specifications and handled in
compliance with applicable standards and regulations. Thus, any risks associated with these
potentially hazardous materials would be reduced to a less than significant level through
compliance with these standards and regulations. Therefore, as the Project would comply with
applicable regulations and would not increase the risk of interference with existing emergency
response capacity to the project area over existing conditions or expose persons to substantial
risk resulting from the release of hazardous materials or exposure to health hazards in excess of
regulatory standards, impacts associated with the use of hazardous substances during operation
of the proposed project would be less than significant.
Asbestos Containing Materials
Demolition of the one remaining building on the Project site would have the potential to release
asbestos fibers into the atmosphere if they are not properly stabilized or removed prior to
demolition activities. The removal of ACMs is regulated by SCAQMD Rule 1403 and, therefore,
ACMs would be removed (if present) by a certified asbestos containment contractor in
accordance with applicable regulations prior to demolition.
Therefore, as the Project would
comply with applicable regulations and would not increase the risk of interference with existing
emergency response capacity to the project area over existing conditions or expose persons to
substantial risk resulting from the release of hazardous materials or exposure to health hazards
in excess of regulatory standards, the risk of exposure to ACMs would be less than significant.
Lead-Based Paint
Results of qualitative lead screening did not indicate the presence of lead-based paint within the
existing residence on the site. Therefore, the potential for construction workers to be exposed to
lead during demolition of the existing residence is considered low. As the proposed project
would not increase the risk of interference with existing emergency response capacity to the
project area over existing conditions or expose persons to substantial risk resulting from the
release of hazardous materials or exposure to health hazards in excess of regulatory standards,
potential impacts associated with the presence of lead would be less than significant.
Underground Storage Tanks
No evidence of underground storage tanks (USTs) was observed on the site and no records
have been found which indicate the potential existence of USTs. As the proposed project would
not increase the risk of interference with eXisting emergency response capacity to the project
area over existing conditions or expose persons to substantial risk resulting from the release of
hazardous materials or exposure to health hazards in excess of regulatory standards, potential
impacts associated with USTs would be less than significant.
Oil and Gas
There are no oil or gas wells or the drilling of oil and gas wells on the project site. In addition, the
project site is not located on an oil, gas; or geothermal field or within a city-designated methane
zone or methane buffer zone. As the Project would not increase the risk of interference with
existing emergency response capacity to the project area over existing conditions or expose
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persons to SUbstantial risk resulting from the release of hazardous materials or exposure to
health hazards in excess of regulatory standards, no impacts associated with oil and gas would
occur.

/

Groundwater
Excavation activities for the Project would not encounter groundwater and the project site is not
listed on the local, state, or federal databases concerning hazardous materials. As such, the
potential to uncover contaminated groundwater beneath the project site particularly during
grading and excavation activities is considered low. As the proposed project would not expose
persons to substantial risk resulting from the release of hazardous materials or exposure to
health hazards in excess of regulatory standards from groundwater contamination, potential
impacts associated with contaminated groundwater would be less than significant.
Cumulative Impacts
Impacts associated with hazards and hazardous materials are typically site-specific and do not
cumulatively affect off-site areas. Furthermore, all related projects would be required to comply
with local, state, and federal regulations pertaining to hazards and hazardous materials.
Therefore, with adherence to such regulations, the cumulative development of the proposed
project and related projects would not result in cumulatively significant impacts with regard to
hazards and hazardous materials.

8. Land Use
Section IV.G of the Draft EIR, Responses to Comments 7-1 through 7-5 (which are repeated and
cross-referenced throughout the Responses to Comments), Final EIR Sections I.G, IIA 1 and
IV.G, the separate Vesting Tentative Map findings, as well as the Specific Plan Exception
findings-all
of which are incorporated herein by reference-contain
substantial evidence that
environmental impacts relative to applicable plans, policies and regulations would be less then
significant.
Not every policy, goal and provision of an applicable plane, policy or regulation is relevant to
CEQA compliance.
Only those provisions that are adopted for the purpose of avoiding
environmental impacts are relevant to CEQA compliance.
Similarly, a project need not be
consistent with every applicable goal, policy or provision in order to deemed to have a less-thansignificant land use impact. Overall consistency with the applicable provisions adopted for the
purpose of avoiding environmental impacts is a more reasonable and widely-accepted approach.
Policy questions addressing whether the proposed project is desirable or undesirable are not
relevant to CEQA compliance because desirability is separate and distinct from the physical
environmental impacts of the proposed project and the CEQA question of whether those physical
impacts result in potentially significant environmental impacts. With regard to consistency with
the Specific Plan, the proposed project would require Specific Plan exceptions enumerated
above. The Specific Plan includes express provisions for granting exceptions to the Specific
Plan. Therefore, seeking exceptions to the Specific Plan would not be inconsistent with the
Specific Plan. Additionally, granting of the Specific Plan exceptions would be consistent with the
Specific Pion's procedural requirements. Merely requesting Specific Plan exceptions does not
render every inconsistency with the Specific Plan a potentially significant
Consistency with Plans and Applicable Policies
Section IV.G of the Draft EIR, Responses to Comments 7-1 through 7-5 (which are repeated and
cross-referenced throughout the Responses to Comments), Final EIR Sections I.G, II.A.1 and
IV.G provide detailed analysis of the Project's consistency with the following applicable plans,
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policies, and regulations:
•

City of Los Angeles General Plan
The proposed project would be substantially consistent with the goals, objectives and
policies of the General Plan Framework. In particular, the proposed project would be
consistent with the site's Regional Center designation in terms of proposed land uses as
it would develop a mix of residential uses and neighborhood-serving commercial uses in
proximity to a number of employment, shopping, and dining destinations. The Project
would also increase the vitality of the Regional Center area by redeveloping an existing
underutilized and graded site. Additionally, by locating new residential uses along a
major transportation corridor (Sepulveda Boulevard) and orienting neighborhood-serving
commercial uses along the street frontages, the Project would promote pedestrian activity
and would facilitate a reduction of vehicle trips in the project area. Since the Project
would be consistent with the applicable goals and policies of the General Plan
Framework, land use impacts relative to this plan would be less than significant.

•

Sherman Oaks - Studio City - Toluca Lake - Cahuenga Pass Community Plan
As further detailed in Section IV.G, Land Use, of the Draft EIR, the proposed project
would be substantially consistent with the goals, objectives, and policies of the Sherman
Oaks - Studio City - Toluca Lake - Cahuenga Pass Community Plan. In general, the
project would provide a high-quality mixed-use development consisting of new residential
and neighborhood-serving
commercial uses in a Regional Commercial area of the
Sherman Oaks community. Thus, the Project would not conflict with the surrounding
uses but rather, would contribute to the area's identity as a major activity center.
Furthermore, as the Project would locate new residential uses along a major
transportation corridor, the Project would promote pedestrian activity and other alternative
modes of transportation. The Project would also comply with applicable Community Plan
policies and requirements pertaining to urban design and transportation.
Since the
Project would be consistent with the applicable goals and policies of the Sherman OaksStudio City - Toluca Lake - Cahuenga Pass Community Plan, land use impacts relative
to this plan would be less than significant.

•

Ventura-Cahuenga

Boulevard Corridor Specific Plan

Currently, the existing vacant and under-developed conditions on the project site do not
reflect the high quality development promoted by the Ventura-Cahuenga
Boulevard
Corridor Specific Plan. Implementation of the proposed project would result in a highquality, mixed-use development consisting of multiple-family residential and commercial
uses along a major public transportation corridor. Section IV.G, Land Use, of the Draft
EIR provides a side by side analysis of whether the Project would be consistent with the
applicable standards and regulations of the Specific Plan. In order to implement the
Project as proposed, the Applicant seeks Specific Plan Exceptions referenced above. As
noted previously, the Specific Plan includes express provisions for granting exceptions to
the Specific Plan. Therefore, seeking exceptions to the Specific Plan would not be
inconsistent with the Specific Plan. Additionally, granting of the Specific Plan exceptions
would be consistent with the Specific Plan's procedural requirements. With approval of
the proposed Specific Plan Exceptions, the Project would generally be in conformance
with the intent of the Specific Plan, and land use impacts relative to this plan would be
less than significant.
•

City of Los Angeles Do Real Planning Guidelines
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The Do Real Planning Guidelines includes a set of 14 points to guide planning activities
for the City. As further detailed in Section IV.G, Land Use, of the Draft EIR, the project
would be consistent with these relevant paints. Thus, land use impacts relative to the Do
Real Planning Guidelines would be less than significant.
•

City of Los Angeles Wa,lkability Checklist
As further detailed in Section IV.G, Land Use, of the Draft EIR, the Project would comply
with the principles presented in the City's Walkability Checklist
The Project would
implement design features that would improve the pedestrian environment, in accordance
with the objeCtive of the City's Walkability Checklist As such, the Project would generally
be consistent with the City's Walkability Checklist.

•

City of Los Angeles Municipal Code
A zone change from [Q]CR-1L, R3-1L, R1-1L, and [Q]P-1L to C2 (Commercial Zone)
would bring the site into conformance with the existing Community Plan designation of
the project site as Reqlonal Center, and the C2 zone would be more appropriate for the
project site as this zone was designed to accommodate both commercial and housing
development in a manner that contributes to the economic growth of the area.
Redevelopment of the site, as allowed under a C2 zone, would be an extension of the
revitalization process occurring within the Ventura-Cahuenga Boulevard Corridor Specific
Plan area. The C2 zone designation would allow mixed uses that include both residential
and commercial development.
Similar to the proposed zoning change, the proposed height district proposed for the site
corresponds to the prescribed height district for the land use designation (i.e., Regional
Center). The project site is the only site within the boundaries of the Regional Center
designation that is not designated as Height District 20.
As the project site was
designated as Regional Center because of its proximity and physical relationship to the
other properties within the Regional Center area, the proposed height district change
would' create a height district that is generally consistent with that of the surrounding
uses, particularly the uses to the immediate south of the site.

•

/

Regional Plans and Applicable Policies
Per SCAG, the proposed project is considered regionally significant. As further detailed
in Section IV.G, Land Use, of the Draft EIR, the proposed project would be consistent
with SCAG pol ides and principles, including those of the Regional Comprehensive Plan,
Regional Transportation Plan, Compass Blueprint, and the Regional Housing Needs
Assessment.

Land Use Compatibility
The proposed project would be compatible with various surrounding uses, including the Sherman
Oaks Galleria to the south, as well as multi- and single-family residential uses to the east. The
proposed neighborhood commercial uses would complement the Sherman Oaks Galleria and
would represent an extension of the existing commercial uses along Sepulveda Boulevard.
These neighborhood commercial uses would have hours of operation that are similar to those of
other nearby retail uses. Furthermore, the location of the proposed residential and commercial
uses would be appropriate given the site's location within a populated, heavily-traveled, mixeduse Regional Center.
The design of the proposed project would also be compatible with the surrounding

uses and
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structures, which range in height from one story to approximately 16 stories. LSee SUQplemental
responses to Comments Fig. 1.1 While the proposed building heights would be greater than the
single-story residence that currently exists on-site, the project height would not contrast with the
heights of the Sherman Oaks Galleria. Furthermore, the single- and multi-family residential
structures comprised of one to three stories to the east of the site are separated from the site by
Sepulveda Boulevard, a six-lane Class II Major Highway. Therefore, a buffer currently exists to
aid in the transition of the proposed project's high-density residential uses to the medium- and
low-density residential areas. In addition, the design of the project would aid in this transition as
the commercial uses fronting Sepulveda Boulevard would provide an impression along this street
as a smaller and more pedestrian scale, in keeping with the desire to encourage pedestrian
activity, as well as transition to the less dense residential uses across Sepulveda Boulevard.
In addition, the project site is an ideal location for the proposed mixed-use project, as it is
situated within a high commercial activity Regional Commercial area, along two major
transportation corridors, and near a variety of employment opportunities. The project is designed
to encourage pedestrian activity, as it would locate residential uses and commercial uses within
the same building and would be easily accessible by foot for other residents within the project
vicinity.
Based on the above, the Project would not substantially or adversely change the existing
relationship between on- and off-site land uses and properties, or have the long-term affect of
adversely altering a neighborhood or community through ongoing disruption, division, or
isolation.
Cumulative Impacts
The 51 related projects generally consist of infill development in an already urbanized area and
redevelopment of existing uses. As with the proposed project, related projects are expected to
comply with relevant land use plans and regulations. Since the Project would be consistent with
the Community Plan, Specific Plan, and the LAMC upon approval of the Specific Plan
exceptions, zone change and height district change, the Project would not incrementally
contribute to cumulative inconsistencies with respect to land use plans. Cumulative impacts
associated with land use plans within the area would be less than significant.
Additionally, there are no related projects located within the immediate vicinity of the project site.
The closest related project is Related Project No. 23, a mixed-use development consisting of 52
condominiums and 7,460 square feet of specialty retail, to be located at 15212-15222 Ventura
Boulevard, approximately 0.30 mile to the southeast of the project site. As with the proposed
project, the mixed-use nature of Related Project No. 23 would be consistent with the existing mix
of commercial and residential uses that characterize the project area. Thus, development of
Related Project No. 23 and the proposed project would not alter the existing land use
relationships in the community.
Therefore, cumulative land use impacts relative to land use
compatibility would be less than significant.
9. Mineral Resources
The project site is not located in an area containing significant mineral deposits as designated
the City of Los Angeles. The project site has been previously developed and is located in
urban, developed area. Therefore, project implementation would not result in the loss
availability of a known mineral resource. No impacts would occur, and no further evaluation
this issue was necessary in the Draft EIR.
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According to the Conservation Element of the City of Los Angeles General Plan, sites that
contain potentially significant sand and gravel deposits which are to be conserved follow the Los
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Angeles River flood plain, coastal plain, and other water bodies and courses and lie along the
flood plain from the San Fernando Valley through downtown Los Angeles. These sites are also
identified in two Community Plan elements of the City's General Plan (the Sun Valley and the
Sunland - Tujunga - Lake View Terrace - Shadow Hills - East la Tuna Canyon Community
Plans), neither of which incorporates the project site. Furthermore, the project site and its
surrounding area are currently developed with urban uses. As such, project implementation
would not result in impacts associated with the loss or availability of a known mineral resource
that would be of value to the region and the residents of the state. No impacts would occur, and
no further evaluation of this issue is necessary in the Draft EIR.
.I

10. Noise & Vibration
Construction & Operation - Ground-borne Vibration
The proposed project would generate ground-borne vibration during site clearing and grading
activities or large bulldozer operations. Vibration velocities from the operation of construction
equipment would range from approximately 0.003 to 0.089 inch per second peak particle velocity
(PPV) at 25 feet from the source of activity. The nearest receptor (777 Motor Inn), which is
approximately 50 feet from the project construction site, would be exposed to vibration velocities
ranging from approximately 0.001 to 0.031 inch per second PPV. As this value is considerably
below the 0.5 inch per second PPV significance threshold (potential building damage), project
construction activities would not cause ground-borne vibration levels to exceed 0.5 inch per
second PPV at any off-site structures.
Thus, vibration impacts associated with construction
would be less than significant.
With respect to annoyance, the Final EIR states that under a worst case scenario vibration
impacts associated with construction would be significant at the 777 Motor Inn when heavy
construction equipment is operating at the perimeter of the project site, close to the receptor.
This would occur intermittently for short durations only during site grading and excavation
phases. Vibration would be quickly reduced to below the significant threshold at approximately
80 feet from the receptor. The significance of ground-borne vibration impacts is a site-wide
evaluation. On a site the size and depth of this site, the area where brief and sporadic groundborne vibration annoyance occurs is a small fraction of the construction area and a small fraction
of the construction time. It is, therefore, a less than significant impact.
Operation of the proposed project would include typical residential and commercial-grade
stationary mechanical and electrical equipment such as air handling units, condenser units,
exhaust fans, and electrical emergency power generators, which would produce vibration. In
addition, the primary sources of transient vibration would include passenger vehicle circulation
within the proposed subterranean parking facility, and on-site loading/refuse collection truck
activity. Ground-borne vibration generated by each of the above-mentioned activities would be
similar to the existing sources (i.e., traffic on adjacent roadways and adjacent parking structure)
adjacent to the project site. The potential vibration impacts from all proposed project sources at
the closest structure locations would be less than the significance threshold 72 VdB for
perceptibility. As such, project operation activities would not cause ground-borne vibration levels
to exceed 72 VdB at off-site vibration sensitive receptors including the 777 Motor Inn and
impacts would be less than significant.
Operation - Off-Site Roadway (Mobife) Noise
The larger proposed project studied in the Draft EIR Is expected to generate a maximum of 5,844
additional daily trips. Traffic attributed to the proposed project would increase the total daily
traffic traveling along the major thoroughfares within the project vicinity.
This increase in
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roadway traffic volumes was analyzed to determine if any traffic-related noise impacts would
result from project development. Reducing the residential units of the Project from 500 to 399
units, as set forth in the Final EIR, as well as the reduction of the proposed project's
neighborhood-serving commercial uses from 55,000 square feet to 52,000 square feet, would
further reduce the daily and peak-hour trips generated by the Project, which would also reduce
roadway noise. The largest project-related traffic noise impact is anticipated to occur along the
segment of Camarillo Street, west of Sepulveda Boulevard. Project-related traffic would add 1.8
dBA CNEL to this roadway segment, while related project plus ambient growth traffic volumes
are expected to add less than 0.1 dBA CNEL to this roadway segment, for a combined total of
1.8 dBA CNEL. As the incremental increases in noise levels at all other analyzed locations are
less than 1.8 dBA CNEL, and these noise level increases are less than the 3-dBA CNEL
significance threshold, project roadway noise impacts are considered to be less than significant.
Operation - On-Site stationary Noise
Mechanical Equipment
Stationary equipment (e.g., parking structure air vents, pool maintenance machinery, and
building heating ventilation and air conditioning, HVAC, equipment) would be designed to comply
with the City's Noise Ordinance requirement and the Project significance threshold of 5 dBA
above the ambient noise levels. The Project mechanical design documentation will include
mitigation measures required to minimize HVAClmechanical noise levels to no more than 5 dBA
above ambient noise levels. As such, impacts from stationary sources would be less than
significant.
Loading Dock and Refuse Collection Areas
The loading dock area and refuse collection areas would be located together within a partially
enclosed/covered area near the northeast corner of the proposed grocery store/retail building.
Delivery and refuse service vehicles would have direct access to this area via a new private
roadway along the back side of the site (l.e., along the northern/western frontage), extending
from Sepulveda Boulevard to Camarillo Street.
Loading dock and refuse service-related
activities such as truck movements/idling and loading/unloading operations would generate noise
levels that have a potential to adversely impact adjacent land uses during long-term project
operations.
The nearest noise-sensitive use (i.e., multi-family residences across Sepulveda Boulevard) is
approximately 150 feet east of the proposed loading dock and refuse service area. In addition,
the eastern portion of the proposed grocery store/retail building would fully block the line-ot-sight
between the noise source and sound receptor location. Loading dock and refuse collection noise
levels would be 52 and 47 dBA, respectively, and would add less than 1 dBA L"q to the average
daytime and nighttime ambient noise environments at this property line, and would not cause the
existing daytime ambient noise level of 68.5 dBA, or nighttime ambient noise level of 58.1 dBA,
to increase by the 5-dBA significance criterion. As such, impacts would be Jess than significant.
Courtyard Areas
The proposed project would incorporate a number of features that allow for small outdoor
gatherings. The Project would be developed with a main central courtyard and three finger-like
themed courtyards and gardens. The proposed courtyard areas would be located at the plaza
level on top of the podium. All off-site noise sensitive receptors would be shielded from the
courtyard areas by the project buildings. Therefore, potential noise impacts associated with
courtyard area activities would be less than significant.
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Parking Facilities
Parking would be provided within a parking structure with two subterranean levels, one ground
level, and one mezzanine level. The ground level and the mezzanine level parking would be
below the residential development and enclosed. Therefore, since all parking on the project site
would be enclosed within the proposed parking structure, parking facility noise would not
increase ambient noise levels' at nearby sensitive receptors, including the 777 Motor Inn, As
such, potential noise impacts would be less than significant.
Pool Facility

/

.I

The proposed project would include a pool/spa facility located on the southwestern portion of the
project site. Although the pool and spa related activities would generate noise, sensitive
receptors surrounding the project area would not be exposed to adverse noise levels due to the
noise shielding provided by the proposed buildings surrounding the pool area. As such, potential
noise impacts would be less than significant.
Of the 51 related projects, the two closest related projects are situated approximately 1,500 feet
to 1,700 feet from the project site and include Related Project No. 9 - 15357 Magnolia
Boulevard, Apartment and Related Project No. 23 - 15212-15222 Ventura Boulevard,
Condominium and Specialty Retail. All other related projects are located at a minimum of
2,500 feet away from the proposed project. The potential for noise impacts to occur are specific
to the location of each related project, as well as the cumulative traffic on the surrounding
roadway network.
Cumulative Impacts
Construction
Noise from construction of the proposed project and related projects would be localized, thereby
potentially affecting areas immediately within 500 feet from the construction site, Due to distance
attenuation and intervening structures, construction noise from one site would not result in a
noticeable increase in noise at sensitive receptors near the other site, which would preclude a
cumulative noise impact. As such, cumulative impacts associated with construction noise would
be less than significant.
Operation
The cumulative increase in future CNEL traffic Mise levels at project build out with future ambient
growth and the 51 related projects, relative to the existing baseline, would be 1,8 dB or less in
areas that can potentially be affected by the proposed project. As the increase would be below
the project's 3 dBA significance threshold, cumulative traffic noise impact would be less than
significant.
The project site and surrounding area have been developed with uses that have previously
generated, and will continue to generate, noise from lawn maintenance activities, mechanical
equipment (e.g., air conditioning systems), and vehicle movements, among other community
noise sources. Noise impacts related to project development would be less than significant. In
addition, the other related projects are of suffident distance (approximately 2,100 feet from the
project site) such that operational noise levels from these projects would not be audible at the
project site. As such, cumulative noise impacts related to long-term project operations would be
less than significant.
11. Population, Housing & Employment
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Construction
Project development would generate construction workers on-site during the demolition, grading
and excavation, and building construction and finishing phases. However, individual construction
projects would not be expected to necessarily generate new employment within the region.
Rather, there is a pool of construction workers who move from project to project and are
somewhat mobile.
To the extent that the Project supports and contributes to the pool of
construction workers, its impacts would be considered beneficial.
Since construction
employment related to the proposed project would not exceed expected growth, constructionrelated employment impacts would be less than significant.
Operation (including Cumulative Impacts)
Population
The proposed project includes new multi-family residential units and thus, would introduce a new
residential population into the area. Based on a household size factor of 1.70 persons per
household for medium density uses as provided in the Community Plan, the proposed project as
originally proposed with 500 units would generate a residential population of 850 persons at full
buildout. The increase of 850 permanent residents would represent approximately 48.16 percent
of the anticipated growth within the local (Community Plan) area from 2008 to 2013, 1.02 percent
within the subregional area, and 0.23 percent of the anticipated growth within the region. While
the 850 new residents represent much of the growth anticipated in the local area, they constitute
only a small portion of City and County growth and could easily be absorbed at these levels. This
residential population would be reduced to 678 persons with the reduction of residential units
from 500 to 399 units proposed in the Final EIR.
Additionally, the neighborhood-seiving
commercial component of the project would generate
approximately 130 employees in several shifts. Any population growth attributed to project
employees relocating to the area would not be substantial relative to the forecasted population
growth in the community. Furthermore, project implementation would not result in indirect growth
through the extension of existing roads or infrastructure as the roadways and infrastructure to .be
utilized by the project are currently in place. Based on all of the above, the Project would not
substantially alter the location, distribution, density, or growth rate of population planned for the
area by local and regional plans. Thus, impacts related to population growth would be less than
significant.
Fifty-one related projects in the surrounding area are expected to be constructed and/or
operational during the same time period as the' proposed project. Of the 51 identified projects, a
total of approximately
2,819 multi-family
residential units (2,054 condominiums
and
765 apartments) would be developed. At full capacity, these units could generate approximately
4,792 persons. When combined with the proposed project, a cumulative total of 5,642 persons
would be added to the population by 2013. The increase in 5,642 residents would account for
1.49 percent of the anticipated increase in residents within the region. As these numbers are
within the anticipated population growth projected by SCAG, the proposed project and the
related projects would have a less than significant cumulative impact on population growth.
Moreover, with the reduction in the project's residential units from 500 to 399 units, the
cumulative population increase would decrease by 172 persons.
Housing
Development of the proposed project described in the Draft EIR is projected to account for
approximately 28.46, 0.89, and 0.35 percent of the 2008 to 2013 increase in residential units in
the IOCClI
area, subregion and region, respectively. The proposed project would account for much
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of the housing increase within the local area. However, the area is experiencing a housing
shortage compared to the amount of jobs and, therefore, would also benefit with the Project's
contribution of residential units to the housing supply. The project's contribution to the amount of
housing in the area would be reduced from that originally analyzed in the Draft EIR by 101 units.

/
Although the proposed project would not eliminate the housing shortage in the City, it would
promote the goal of generating more housing. The proposed project would not result in a net
loss of available housing units, would not be inconsistent with the current and projected housing
demand and supply, and would not contribute to a jobs/housing ratio imbalance in the project
area. Therefore, potential impacts related to housing would be less than significant.
When the project is combined with the related projects, a cumulative total of 3,319 units would be
constructed. This would represent 2.32 percent of the total residential units anticipated to be
built within the region by 2013. A cumulative total of 3,218 units would be constructed based on
the reduced project. Therefore, as the proposed project and the related projects would contribute
to the housing needed within the region, these projects would have a less than significant
cumulative impact on housing.
Employment
Project development of approximately 52,000 square feet of commercial uses would result in
approximately 123 new employment opportunities on the site. This increase in employment
positions would account for approximately 9.57 percent of the local area's increase in
employment, 0.27 percent of the subregion's increase in employment, and 0.10 percent of the
region's increase in employment. As the increase in employment generated by the Project would
represent a minimal amount of the employment projected for the local, subregional, and regional
levels, impacts related to employment would be less than significant. Furthermore, given the
current downturn in economic conditions, increases in employment growth would be considered
a benefit to the local area, subregion, and region.
Development of the proposed project's 55,000 square feet of commercial space identified in the
Draft EIR combined with the related projects' developed spaces would result in a total of 859,177
square feet of retail/service uses, 7,797 square feet of restaurant uses, 71,206 square feet of
office uses, 137,109 square feet of medical office uses, expansion or development of 4,783
square feet of school uses, and a net addition of 52,363 square feet of "other" uses (e.g., selfstorage space). Based on average employment generation factors for these uses as provided in
SCAG's Employment Density Summary Report,. SCAG (October 2001), a total of 2,556
employment positions would be added, which would account for 1.88 percent of the anticipated
employment growth in the region. With the reduction of neighborhood-serving commercial uses
from 55,000 square feet to 52,000 square feet proposed by the Applicant, new employment
opportunities would be reduced to approximately 123 employment positions.
As previously
noted, given the current downturn in economic conditions, increases in employment growth
would be considered a benefit to the region. In addition, the proposed project and related
projects would result in a total cumulative development of 3,319 residential units, which accounts
for 2.32 percent of the anticipated increase in residential units. The reduction of residential units
from 500 to 399 units proposed by the Applicant in response to public comments received
regarding the Draft EIR would further reduce this percentage. Therefore, the related projects
would result in a greater increase of residential units compared to employment positions, helping
to balance the jobs/housing ratio in the region. Therefore, the proposed project combined with
the related projects would have a less than significant cumulative impact on employment.
Jobs/Housing Ratio
The jobs/housing

ratio for the region would be 1.40 in 2013.

The jobs/housing

ratio would
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improve to 1,38 by 2013 from 1.40 in 2008 for the subregional area and the jobs/housing ratio
would improve to 1,11 by 2013 from the 1,13 for the local area, As such, the Community Plan
area, the City of Los Angeles, and the County of Los Angeles would all benefit with a greater
increase in residential uses compared to employment positions since all three geographical
zones are already projected to experience a greater imbalance in the jobs/housing ratio, As
such, the proposed project would not contribute to, but rather would help to alleviate, the
jobs/housing ratio imbalance for the local area, subregional area, and the region. Thus, impacts
would be less than significant.
Consistency with Regulatory Framework
Development of new residential units would support the policies of the City of Los Angeles
General Plan Framework, The proposed project would accommodate various income levels by
providing a mix of one- to three-bedroom units. The provision of new housing as part of the
project would assist in addressing the housing shortage that currently exists throughout the
County, City, and Community Plan area, In addition, the location of high-density housing in a
commercial area such as the project vicinity would increase housing within the community while
preserving the lower density residential neighborhoods. As such, the proposed project would be
consistent with applicable policies regarding population, housing, and employment, and
therefore, impacts would be less than significant.
The proposed project would add new units, varying in size, to the general housing supply and
would contribute to housing availability and opportunity in the area. According to the RHNA, the
Los Angeles City subregion area, in which the project is located, is in need of a total of 112,846
additional housing units, including 27,238 very low income, 17,495 low income, 19,304 moderate
income, and 48,839 above moderate income housing. The proposed project would remove one
existing single-family residential unit, but would construct 399 new residential units and, thus,
would not substantially affect the existing housing units, generally, or low-income units. Further,
the proposed project would not interfere with the potential provision of such housing in the
geographic areas analyzed. Additionally, as the Project would locate new housing in close
proximity to employment, shopping; dining, and other service destinations, the Project would
create new live-work opportunities in the Sherman Oaks community. Therefore, the proposed
project's development would not have adverse affects on the existing or future availability of
housing for other sectors.
.
12. Public Services
Police Protection - Construction
With the exception of utility line connections, project construction and staging would be confined
to the site and, therefore, would not interfere with LAPD access to surrounding properties.
Construction activities WOUld, however, generate traffic associated with the movement of
construction equipment, the hauling of materials by construction trucks, and construction worker
traffic. As such, construction activities could increase response time for police vehicles on
Sepulveda Boulevard due to travel time delays caused by traffic, However, to address the
potential for increased response times for emergency vehicles, the LAPD would be notified of the
times of day and locations of any traffic slowing or lane closures. Traffic management personnel
(flag persons) would be trained to assist in emergency response by restricting or controlling the
movement of traffic that could interfere with emergency vehicle access, Further, appropriate
detour signage would be employed as necessary to ensure emergency access would be
maintained to the project site and that traffic flow would be maintained on street right-of-ways.
With coordination between the Project's construction managers and the LAPD, the potential
impacts of construction on LAPD emergency access would be less than significant.
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Police Protection -

Cumulative

Of the 51 related projects, 18 include residential uses and are located within the service
boundaries of the Van Nuys Community Police Station. In conjunction with the proposed project,
these 18 related projects would cumulatively increase the demand for additional police protection
services from the Van Nuys Community Police Station. Based on the average household size of
1.70 persons per unit for the Sherman Oaks Community Plan area, the related projects would
generate a total residential population of 3,719 persons. The 18 related projects could potentially
generate 112 additional crimes per year. Therefore, the residential populations of the proposed
project and related projects could generate 138 additional crimes per year for a projected total in
the Van Nuys area of 8,830 crimes per year. This represents an approximate 1.5 percent
increase in annual crimes. Reducing residential units from 500 to 399 units as set forth in the
Final EIR would reduce the number of additional project-related responses, thus reducing this
percentage.
In addition, the commercial components of the proposed project and related
projects could potentially generate crimes.
However, similar to the proposed project, all related projects would be reviewed by the LAPD to
ensure that sufficient security measures are implemented to reduce potential impacts to police
protection services. Furthermore, it is anticipated that the LAPD would expand services as
necessary to meet anticipated growth. As such, cumulative impacts to existing police protection
services due to population growth and associated demand would be less than significant.
Fire Protection - Construction
Construction activities for the proposed project could temporarily increase the existing demand
for fire protection and emergency medical services. However, in compliance with OSHA and Fire
and Building Code requirements, construction managers and personnel would be trained in
emergency response and fire safety operations. Additionally, fire suppression equipment (e.g.,
fire extinguishers) specific to construction would be maintained on-site. Project construction
would comply with applicable codes and ordinances relating to fire safety practices. Therefore,
construction impacts on fire protection and emergency medical services would be less than
significant.
With the exception of utility line connections, project construction and staging would be confined
to the project site and, therefore, would not interfere with LAFD access to surrounding properties,
particularly the Sherman Oaks Galleria located south of the project site. Construction activities
WOUld, however, generate traffic associated with the movement of construction equipment, the
hauling of materials by construction trucks, and construction worker traffic. As such, construction
activities could increase response time for emergency vehicles on Sepulveda Boulevard due to
travel time delays caused by traffic. However, traffic management personnel (flag persons)
would be trained to assist in emergency response by restricting or controlling the movement of
traffic that could interfere with emergency vehicle access. Further, appropriate detour signage
would be employed as necessary to ensure emergency access would be maintained to the
project site and that traffic flow would be maintained on street right-of-ways. Since emergency
access to the site would remain clear and unobstructed during construction of the project,
impacts related to LAFD emergency access would be less than significant.
Fire Protection -

Cumulative

Of the 51 related projects, five related projects involving residential development are located in
the service district of Fire Station No. 88, the first responder to the project site. These related
projects, in conjunction with the proposed project, would cumulatively generate the need for
additional fire protection and emergency medical services. Specifically, the proposed project in
conjunction with the related projects would result in approximately 233 additional responses per
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year. This would represent an approximate 3.2 percent increase in Fire Station No. 88'5 number
of annual responses for the 2008 year (7,392). Reducing residential units from 500 to 399 units
as set forth in the Final EIR would reduce the number of additional project-related responses,
thus reducing this percentage.
In addition, the related projects within Fire Station No. 88's
service area involving development of restaurant and service uses would increase the daytime
population of the area, thereby' increasing demand on LAFD services.
However, it is anticipated that developers of these related projects would be required to
coordinate with the LAFD to ensure that the fire services of Fire Station No. 88 would not be
significantly impacted. Additionally, the LAFD conducts periodic review of future staffing and
facility needs to ensure that Fire Station No. 88 would have adequate staffing and resources.
Furthermore, all related projects would be subject to review by the LAFD and thus, would be
expected to comply with LAMC Fire Code and Building Code regulations pertinent to fire safety,
access, hydrants, and fire flow. Therefore, implementation of the proposed project in conjunction
with related projects would result in a less than significant impact relative to fire and EMS
services
Library Facilities and Services (including Cumulative Impacts)
Project residents would likely utilize the Sherman Oaks Branch Library. It is projected that the
project's 850 residents would represent approximately one percent of the future service
population for this library. Reducing residential units from 500 to 399 units as set forth in the
Final EIR would reduce the number of additional project-related responses, thus reducing this
percentage. Therefore, the Project would result in a nominal increase in the demand for library
services at the Sherman Oaks Branch Library. As identified by the LAPL, while the Sherman
Oaks Branch Library does not meet the LAPL size criteria of 14,500 square feet for libraries with
a service population above 45,000, this library does adequately meet the demand for library
services within its community. Additionally, the Van Nuys Branch Library, the Studio City Branch
Library, and the Encino-Tarzana Branch Library, are located nearby (within five miles) and, thus,
would also be available for use by project residents.
Use of these libraries would help in
reducing the Project's demand on the Sherman Oaks Branch Library. Therefore, considering the
population increase from the Project and the Project's nominal increased demand for library
services, impacts would be less than significant.
Of the 51 related projects identified in the project vicinity, 29 are residential in nature or have
residential components. These 29 related projects would result in the development of 2,819 new
residential units and, based on an average household size of 1.70 persons per household, would
generate a population of approximately 4,792 residents. These.29 related projects and the
proposed project would add a total of 5,642 persons to the Sherman Oaks Branch Library's
future 2013 service population of 85,022. However, this number is overstated as it does not
consider that much of the growth associated with the Project and related projects is already
accounted for in the service population projections made by the LAPL. In addition, as with the
Project, it is anticipated that the related projects would be reviewed on a case-by-case basis to
ensure that no significant impacts to library services would occur. As such, curnulatlve impacts
on libraries would be less than significant.
13, Transportation
Operation - Freeway On Ramps, Off Ramps and Segments
As shown in the Traffic Study provided in Appendix H, project-added trips to freeway on- and offramps in the vicinity would be less than 50 trips, Therefore, no significant impact to these ramps
due to project traffic is expected and no further analysis is required per City criteria. Freeway
impacts associated with the CMP were analyzed for the nearest CMP freeway monitoring
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segments. The Project would not result in significant impacts on CMP freeway segments during
either the a.m. Of p.m. peak hour.
Operation - Public Trensit
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The proposed project could add a small amount of new transit riders to existing public transit
services. It is estimated that no more than 3.5 percent of the new trips generated by the Project
would use transit. The 25 buses currently traveling on Sepulveda Boulevard adjacent to the site
during the a.m. peak and the 21 buses on Sepulveda Boulevard during the p.rn. peak hour would
be able to adequately accommodate the Project's transit usage.
Even with the Project's
promotion of transit, given the population increase anticipated from the Project and the available
capacity of transit lines, the Project would not add substantial new ridership to these transit lines
that would exceed their capacity or conflict with adopted policies, plans, or programs supporting
alternative transportation. Project impacts on public transit would be less than significant
Operation - Parking
The proposed project described in the Draft EIR would be required to provide 963 parking
spaces for the 500 residential units pursuant to the LAMG. For the 55,000 square feet of retail
uses, 220 spaces would be required. However, the City Planning Department's Residential
Parking Policy for Division of Land - Number AA 2000-1 establishes a parking standard for new
condominiums of two spaces per unit plus 0.5 space per unit for guest parking. Therefore, to
account for the possibility of condominium conversion at a later time, the proposed project would
provide a total of 1,250 spaces for the residential uses. The Project would provide a total parking
supply of approximately 1.,470 spaces, which would exceed LAMC's total requirement of 1,.183
spaces. Reducing residential units from 500 to 399 units as described in the Final EIR, as well
as reducing the proposed project's neighborhood-serving commercial uses from 55,000 square
feet to 52,000 square feet, would reduce the number of parking spaces required by the LAMC.
Under the reduced project, the Project would provide a total parking supply of approximately
1,206 spaces, including 998 spaces for residential uses.
As set forth in the Final EIR, the Applicant would include within all commercial leases with its
commercial tenant(s) the necessary provision to provide parking within the project site to
accommodate the demands of its respective employees.
All employees of the commercial
tenant(s) would park within the project site and would be prohibited from parking in the adjacent
residential neighborhood across Sepulveda Boulevard. The Applicant would also include within
all residential leases the necessary provision to require all residential tenants and their
guests/visitors to park their respective vehiclets] within the project site and would be prohibited
from parking in the adjacent residential nei.ghborhood across Sepulveda Boulevard.
Elimination of street parking will not result in significant parking impacts. Tile EIR did disclose
that the removal of on-street parking in connection with the implementation of mitigation
measures could have an effect on parking in the area, although this impact is concluded to be
less than significant. (See Section VI, Other Environmental Considerations, page VI-12 of the
Draft EIR.l The basis for this conclusion is that in the vicinity of the Camarillo Street/Sepulveda
Boulevard mtersection. there is metered on-street parking available along the east side of
Sepulveda Boulevard between Camarillo Street and Moorpark Street, along the south side of
Moorpark Street between Sepulveda Boulevard and Columbus Avenue, and along botll sides of
Columbus Avenue between Moorpark Street and Ventura Boulevard. Off-street parking is also
available in the Galleria parking structure. In the vicinity of the Ventura Boulevard/Beverly Glen
intersection, there is metered oil-street parking available along both sides of Ventura Boulevard
between Beverly Glen Boulevard and Van Nuys Boulevard. In light of other available on-street
and off-street parking within reasonable walking distance (i.e., approximately 1/4-milel, the onstreet parking removals that would result from the project were concluded to be less than
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sIgnificant. Moreover, the commenter presents no evidence to support the claim that the removal
of these spaces would result in spillover parking into adjacent residential neighborhoods. (See
Supplemental Responses to Comments 1-19 & APR. C.)
The Project's parking demand would not exceed the parking supply.
on parking would be less than ,significant.
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Therefore, project impacts

Cumulative Impacts (except for intersection impacts)
A number of related projects would generate passengers that would use the same transit lines as
the proposed project, cumulatively increasing the demand for transit. The Project's transit trips
would constitute a small proportion of the cumulative demand for transit. Thus, the proposed
project's cumulative impacts on transit would be less than significant.
With regard to parking and access, there are no related projects located in the immediate vicinity
of the project site which could contribute to cumulative parking and access impacts.
Furthermore, it is anticipated that any future related projects that would be developed near the
project site would be subject to City review to ensure that adequate parking and access would be
maintained in the project vicinity. Therefore, cumulative impacts related to these issues would
be less than significant.
Cumulative impacts relative to pedestrian/bicycle safety would occur if related projects impact
the same pedestrian facilities or bicycle routes as the proposed project. There are no related
projects located within close proximity to the project site to potentially affect the same pedestrian
facilities or bicycle routes as the proposed project.
Thus, cumulative impacts relative to
pedestrian/bicycle safety would be less than significant.
14. Solid Waste
Construction
Construction activities of the proposed project would generate construction and demolition
("C&O") waste including, but not limited to, soil, wood, asphalt, concrete, paper, glass, plastic,
metals, and cardboard that would be disposed of in the County's unclassified landfills. The
proposed project described in the Draft EIR would result in the export of approximately 165,000
cubic yards of soil, the demolition of 1,040 square feet of residential uses, and the construction of
656,734 square feet of residential uses and approximately 55,000 square feet of nonresidential
uses. Based on these quantities, construction of the proposed project is estimated to generate
173,250 tons of soil, 60 tons of demolition debris, and 1,545 tons of construction debris for a
combined total of 174,855 tons of C&D waste. This estimate does not account for the recycling
and reuse of the Project's C&D. Nor does it account for reduction in waste generation associated
with reducing the size of the square footage of the Project as described in the Final E1R. The
proposed project's total solid waste generation during construction
would represent
approximately 0.34 percent of the estimated remaining capacity (50.800 million tons) at the
County's unclassified landfills open to the City of Los Angeles. Based on the average 2008
unclassified landfill disposal amount of 0.174 million tons, unclassified landfills generally do not
face capacity shortages.
Therefore, unclassified landfills would have adequate capacity to
accommodate project-generated inert waste. Thus, construction impacts relative to solid waste
would be less than significant.
Operation
The project site is currently developed with a single-family residence that generates
approximately 2 tons of solid waste per year. The residential, retail, and grocery store uses
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described in the Draft EIR would result in a net increase in solid waste generation on the site.
However, the reduced Project described in the Final EIR would reduce this increase. In order to
engage in the most conservative analysis, the Draft EIR solid waste generation is utilized for
solid waste impact evaluation. The residential uses are estimated to generate approximately
1,116 tons of solid waste per year, the retail approximately 44 tons of solid waste per year, and
the grocery store approximately 250 tons of solid waste per year for a combined total of
approximately 1,410 tons of solid waste per year. This amount represents a net increase of
1,408 tons of solid waste generation per year over existing uses.
Solid waste attributable to the proposed project would be disposed of at one of the County's
Class III landfills open to the City of Los Angeles, The Project's total solid waste generation
during operation of 1,410 tons would represent an approximate 0.04 percent increase in the
City's yearly Class III solid waste disposal quantity (based on 2008 quantities), and represents
approximately 0.001 percent of the estimated remaining capacity (123.17 million tons) at the
County's Class III landfills open to the City of Los Angeles, Further, the Project's solid waste
generation of 1,410 tons would constitute less than 0.001 percent of the estimated remaining
capacity of Class III landfills open to the City of Los Angeles for the year 2011 (156.9 million
tons).
The ColWMP 2007 Annual Report concludes that the County would be able to provide for its
disposal needs through 2022 with the use of and expansion of in-County facilities, increased use
of out of County landfills (e.g., Mesquite Regional Landfill) up to 15,000 tpd, as well as use of
new conversion technologies for up to 10,000 tpd.
Based on the above, the existing and planned landfillslimprovements identified in the ColWMP
2007 Annual Report would be able to accommodate project-generated waste. Project-generated
waste would not exacerbate the existing shortfall of landfill capacity such that the projected
timeline for the County's Class III landfills to reach capacity would be altered. In addition, the
project would not generate solid waste at a level that would generate the need for an additional
solid waste collection route or require new or expanded recycling or disposal facilities. The
available capacity of the existing and/or planned landfills would not be exceeded, and impacts on
solid waste generation from project operations would be less than significant.
The proposed project would include design features such as the provision of recycling containers
on-site and adequate storage area for such containers in accordance with City Ordinance
No. 171687. In addition, the proposed project would include several design features to achieve
LEED Silver rating, including diverting construction and demolition waste from landfills, using
salvaged, refurbished, or reused materials during project construction, and using materials with
recycled content.
Additionally, the proposed project would participate in the City's waste
diversion programs (i.e., Curbside Recycling Program) to reduce the need for solid waste
disposal. Therefore, the proposed project would not conflict with solid waste policies, objectives,
regulations, plans, or programs. Impacts would be less than significant.
15. Water Supply
Construction
A short-term demand for water would occur during construction activities on-site (i.e., demolition,
excavation, grading).
As the Project would occur over a 20-23 month period, construction
activities would occur intermittently and would be temporary in nature. Thus, the demand for
water supplies for construction activities such as soil watering (i.e., for fugitive dust control),
clean up, masonry, painting, and other related activities would be minimal. Overall, construction
activities would require minimal water and would not be expected to have any adverse impacts
on available water supplies or the existing water distribution system.
Therefore, impacts
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associated with short-term construction activities would be less than significant
Cumulative Impacts
Fifty-one related projects are anticipated to be developed within the project vicinity. Related
projects would have an average daily water demand of approximately 724,509 gpd or 812 AF per
year. The Project's net increase of 122 AF per year over pre-existing conditions in conjunction
with related projects would yield a total average water demand of approximately 833,900 gpd or
934 AF per year. Reducing residential units from 500 to 399 will reduce the gpd and AF per year
of water demand. LADWP's 2005 UWMP projects yearly water demand to reach 776,000 AF by
2030, which is an increase of 17 percent from 2005 water demand. With the anticipated water
demand increase of 934 AF per year from the development of the proposed project and related
projects, the demand for water would fall within the available and projected water demand of
LADWP's 2005 UWMP. In addition, given that the 2005 UWMP plans and provides for water
supplies to serve existing and projected needs, including those of future growth and development
as may occur through related projects, and that the requirements of SB 610 and SB 221 provide
means to ensure that the water supply needs of notable development projects are carefully
considered relative to LADWP's ability to adequately meet future needs, it is anticipated that
LADWP would be able to supply the demands of the proposed project and related projects
through the foreseeable future.
Development of the proposed project in conjunction with the related projects would cumulatively
increase water demand on the existing water infrastructure system. However, each related
project would be subject to discretionary review to ensure that the existing and planned water
infrastructure would be adequate to meet the domestic and fire water demands of each project.
Furthermore, LADWP, Los Angeles Department of Public Works, and the City of Los Angeles
Fire Department would conduct ongoing evaluations to ensure facilities are adequate.
Therefore, cumulative impacts on the water infrastructure system would be less than significant.
There are complex physical, chemical, and atmospheric mechanisms involved in global climate
change that make it unreasonably speculative to predict what the effects of global climate
change will be, particularly at a state or local level. Due to this unpredictability, the secondary
affects that global climate change may have on water supplies for a given region is even more
difficult to predict. The science on global warming is still evolving and has not reached a point
where it can be quantified and incorporated into delivery projections of the SWP. Furthermore,
policy recommendations on how to incorporate potential changes to water supply due to climate
change into water resource planning and management are still being developed. Therefore,
consistent with studies prepared by DWR, .it is considered unreasonably speculative and
premature to make an assessment of impacts under CEQA of how climate change will affect
water availability for the proposed project.
In summary, LADWP would have be able to meet future water demands for the service area with
the addition of the proposed project and related projects, and no significant cumulative impacts
related to water demand would occur.
16. Waste Water
Construction
During construction of the proposed project, a negligible amount of wastewater would be
generated by construction staff. It is anticipated that portable toilets would be provided by a
private company, with the wastewater transported and disposed of off-site.
Wastewater
generation from construction activities is not anticipated to cause a measurable increase in
wastewater flows at a point where, and at a time when, a sewer's capacity is already constrained
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or that would cause a sewer's capacity to become constrained. Additionally, construction is not
anticipated to generate wastewater flows that would substantially or incrementally exceed the
future scheduled capacity of anyone treatment plant by generating flows greater than those
anticipated in the Wastewater Facilities Plan or General Plan and its elements. Construction of
the Project would not require or result in the construction of new wastewater treatment facilities
or expansion of existing facilities; or result in a determination by the City that it has inadequate
capacity to serve the project's projected demand in addition to exlstinq commitments. Therefore,
construction impacts to the local wastewater conveyance and treatment system would be less
than significant.

/
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Operation - Wastewater Generation and Infrastructure
The proposed project described in the Draft EtR is estimated to generate an average wastewater
flow of 84,400 gpd and a peak flow of approximately 0.412 cfs. The reduction of residential units
from 500 to 399 units as described in the Final EIR will reduce the amount of wastewater
generated by the proposed project. The proposed project would include new connections to the
15-inch sewer line within Sepulveda Boulevard and the 8-inch sewer line within Camarillo Street.
The Project's average wastewater generation flow of 84,400 gpd (0.0844 mgd) would enter the
15-inch sewer main and the 8-inch sewer line within Camarillo Street. Based on the Sewer
Availability Request provided by the City of Los Angeles Bureau of Engineering. the existing
municipal sewer lines would be able to accommodate project flows. Furthermore. in order to
connect to the existing sewer system, the Project would be required to obtain an S-permit and
pay a proportionate share of the costs of conveyance, operation, maintenance. repair and capital
improvements to upgrade and improve the City of Los Angeles sewer system through payment
of a Sewerage Facilities Charge. Project wastewater generation during operation would not
require or result in the construction of new municipal wastewater conveyance facilities.
Therefore, the impact of wastewater generation from the project on sewage conveyance
infrastructure would be less than significant.
Operation - Wastewater Treatment
The proposed project would generate approximately 84,400 gpd (0.084 mgd) of wastewater with
a peak flow of 143,480 gpd (0.143 mgd) that would be treated at the Hyperion Treatment Plant
(HTP), which is a component of the Hyperion Service Area. The average dry weather flow
(ADWF) for 2010 for the HSA is projected to be approximately 492.3 mgd for the year 2015 and
511.3 mgd for the year 2020. These forecasted increases in wastewater flows without the
project are well within the HSA effective treatment capacity of 529 mgd. According to these
projections and based on effective treatment capacity, the HSA would still have a capacity of
51 ..7 mgd for the year 2010,36.7 mgd for the year 2015 and 17.7 mgd for the year 2020.
The proposed project's wastewater generation would contribute an average wastewater flow of
84,400 gpd (0.084 mgd), which could be easily accommodated within the projected available
treatment capacity of the HTS for the years 2010, 2015, and 2020. Furthermore, this amount is
considered nominal on a citywide and regional scale and this increase would not significantly
impact the projected ADWF for the years 2010, 2015, and 2020. In addition, the wastewater
generation estimate does not account for reductions in wastewater that would occur with
implementation of water conservation measures. As such, the increase in wastewater flows
generated by the project would have a less than significant impact on wastewater treatment
facilities.
In addition. effluent conveyed to the HTP would not have a significant effect on the Santa Monica
Bay as the HTP continually monitors all effluent to ensure that it currently meets applicable water
quality standards and is required to comply with water quality standards established for beneficial
uses. Lastly, the Project would be required to pay a connection fee through the Connection Fee
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Program, which would ensure that all users pay a fair share for necessary expansions of the
sewer system, additional improvements to conveyance, treatment, and disposal facilities. The
Project's contribution to the existing average daily flow (84,400 gpd) is approximately
0.12 percent of its remaining capacity. Thus, the Project would not result in a determination by
the City that it has inadequate capacity to serve the Project's projected demand in addition to
existing commitments.
Therefore, the HTP has sufficient capacity to serve the Project's
projected wastewater generation, and impacts would be less than significant.
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Cumulative Impacts
Fifty-one related projects are anticipated to be developed within the project vicinity. All 51 are
within the service areas of the HTS and the HTP for wastewater treatment.
These related
projects would cumulatively contribute, in conjunction with the proposed project, to the
wastewater generation in the project area. The estimated average wastewater generation
associated with the related projects would be approximately 614,968 gpd (0.615 mgdj on
average. The proposed project would contribute an additional 84,400 gpd to this estimated
generation for a total of 699,368 gpd (0.699 mgd). Reducing the number of residential units from
500 to 399 units as described in the Final EIR would reduce the amount of wastewater generated
by the proposed project described in the Draft EIR.
The HSA has an effective treatment capacity of 529 mgd. By the years 2010,2015, and 2020,
the ADWF of the HSA is projected to be 477.3 mgd, 492.3 mgd, and 511.3 mgd, respectively.
For the year 2010, the cumulative average wastewater flows would increase the projected ADWF
to approximately 478 mgd. For the year 2015, the cumulative average wastewater flows would
increase the projected ADWF to approximately 493 mgd. For the year 2020, the projected
cumulative ADWF would be approximately 512 mgd. Thus, cumulative wastewater flows would
be within the effective treatment capacity of the HSA. In addition, the ADWF estimalesin
conjunction with the projected cumulative wastewater estimate associated with the related
projects represent a conservative analysis as the ADWF projections already take into account
future population growth, including growth such as that represented by the related projects.
Additionally, in order to connect to the sewer system, related projects would be subject to
payment of the City's Sewerage Facility Charges. Furthermore, implementation of the IRP and
completion of the "Go-Projects," including improvements throughout the HSA consisting of the
expansion of the Tillman Water Reclamation Plant (TWRP) and improvements In the HTP, Los
Angeles-Glendale Water Reclamation Plant .(LAGWRP), and wastewater collection system,
capacity of the HTS would be increased to 570 mgd. The IRP would increase the treatment
capacity of the TWRP and treatment process at the LAGWRP, which would result in less bypass
flows to the HTP for processing. As such, the LADPW and Bureau of Sanitation anticipates
ample wastewater treatment services to the City of Los Angeles and contracting cities through
the year 2020 and cumulative impacts associated with wastewater treatment would be less than
significant.
The HTP currently meets applicable water quality standards as set forth by the National Pollution
Discharge Elimination System (NPDES). As such, the cumulative projects' wastewater effluent
discharged to the Santa Monica Bay would have a less than significant impact on water quality.
Implementation of the IRP, upgrades in the advanced treatment processes at the. HTP, and
continual monitoring by the Environmental Monitoring Division (EMD) would ensure that effluent
discharged into Santa Monica Bay are within applicable limits. Thus, cumulative impacts on
Santa Monica Bay water quality would be less than significant and the proposed project's
contribution to the impact would not be cumulatively considerable.
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B.

Impacts Determined to .be Potentiallv Significant,
Significant Levels

.but can be Mitigated to Less Than

The following impact areas were concluded by the EIR to be less than significant with the
implementation of mitigation measures described in the EIR. Based on that analysis and other
evidence in the administrative record relating to the project, the City finds and determines that,
based on substantial evidence, mitigation measures described in the Final EIR will reduce
potentially significant impacts identified for the following environmental impact categories to
below the level of significance:
1. Air Quality
Potential

Impacts

Operetion - Toxic Air Contaminants Off-Site Sources
For carcinogenic exposures, the summation of risk for the maximum exposed residential receptor
totaled 1.1E-04 (1.1 in ten thousand) for the 30-year and 3.3E"05 (3.3 in one hundred thousand)
for the 9-year exposure scenarios.
The proposed project would result in locating sensitive
receptors within an area of cancer risk in excess of the SCAOMD significance threshold of 10 in
one million and, therefore, the proposed project would result in a significant impact without
incorporation of mitigation measures. Particulate emissions from trucks and related diesel fueled
vehicles contributed to more than 95 percent of the identified risk value.
To quantify non-carcinogenic impacts, the hazard index approach was used. The approach
assumes that chronic sub-threshold exposures adversely affect a specific organ or organ system
(toxicological endpoint).
For each discrete chemical exposure, target organs presented in
regulatory guidance were utilized. To calculate the hazard index, each chemical's concentration
or dose is divided by the appropriate toxicity value.
For compounds affecting the same
toxicological endpoint. this ratio is summed. Where the total is equal to or exceeds one, a health
hazard is presumed to exist. The analysis for the proposed project resulted in a chronic hazard
index for the maximum exposed receptors of 0.2, which is approximately 13 percent of the
SCAOMD recommended threshold. For acute exposures, the hazard indices for the 1-hour and
8-hour averaging times did not exceed 1.0. Therefore, non-cancer health risks are not
considered significant
For criteria pollutants, the assessment revealed that PM10 emissions generated from the
adjacent freeway would result in PM10 concentrations at the maximum exposed residential
receptor of 51.72 J.lg/m3 and 22.68 J.lg/m3 for the 24-hour and annual averaging times,
respectively. These values exceed the SCAOMD's PM10 significance thresholds for the 24-hour
averaging time of 2.5 J.lg/m3 and the annual averaging time of 1.0 J.lg/m3without incorporation of
mitigation measures. For PM2.5, a maximum 24-hour average concentration of 9.2 J.lg/m3 was
predicted. This value also exceeds the SCAOMD's PM2.5 significance threshold of 2.5 J.lg/m3 and
warrants mitigation. For CO, the maximum predicted 1-hour concentration of 0.61 parts per
million (ppm) and 8-hour value of 0.47 ppm, when added to existing background levels, do not
cause an exceedance of the ambient air quality standards.
For NOz, a maximum 1-hour
concentration of 0.08 ppm was predicted.
This concentration, when added to existing
background levels, would also not cause an exceedance of the ambient air quality standards.
Because the 1-hour and 8-hour exposure levels associated with both toxic and criteria pollutants
are within acceptable limits, no impacts are anticipated to residents who access and utilize
amenities such as the pool and related courtyard locations. For exceedances of particulate
exposure levels from diesel exhaust and reentrainment of roadway dust, the EIR imposes
mitigation to reduce pollutant concentrations within residential occupancies by restricting the rate
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of infiltration,
assessment.

based on the recommendations

of a comprehensive

and detailed health risk

Final E.IR Section II.B,IV,B adds an in-depth survey of studies and literature regarding the
potential health impacts of air pollutants as well as public welfare and ecological effects of
various air pollutants, This additional information does not change the proposed project air
quality impact conclusions set forth in the Draft EIR, put amplifies the background information
regarding those impacts, The Final EIR also modified Mitigation Measure 8-10 to increase the
HVAC control systems particulate filters minimum efficiency reporting value from (MERV) 14 to
(MERV) 15,
With the implementation of Mitigat~on Measures 8-10 (as modified in the Final EIR) and 8-11, the
above-referenced potentially significant air quality impacts of the proposed project would be less
than significant.
Finding
The City adopts CEOA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1)).
2. Biological Resources
Potential Impacts
Raptor Species
The proposed project's removal of the four existing on-site non-native trees could potentially
have an impact on raptor species due to the removal of potential foraging or hunting habitat to
raptors in the area, Although the loss of the existing on-site trees for potential foraging raptors is
not critical to the survival of these species, tree removal could possibly impact nesting sites for
other bird species including some birds which are considered possible prey species for raptors,
Nonetheless, to ensure that any nesting birds found on-site would not be impacted, mitigation
measures are recommended to ensure that efforts are made to schedule all tree removals
between September 1 and February 14 to avoid the nesting season and, thereby avoid
potentially significant impacts, In addition, a biologist would be present on the project site to
monitor any tree removal to ensure that nests not detected during the initial survey are not
disturbed,
With the implementation of Mitigation Measure C-1, the above-referenced potentially significant
raptor species impacts of the proposed project would be less than significant.
Finding
The City adopts CEOA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1 i),
Protected Trees and Street Trees
No locally protected biological resources such as City-protected trees exist on the project site,
As such, the Project would not conflict with the City of Los Angeles Preservation of Protected
Trees Ordinance, and no impacts on locally protected species would occur,
However, the
Project would involve the removal of four existing elm (Ulmus sp.) trees, as well as several street
ENV -2004-6000-EI R

Environmental Findings page 39

/

trees along Sepulveda Boulevard and Camarillo Street. Since no protected biological resources
exist on the site and project implementation would occur in accordance with City codes and
Street Tree regulations, the Project would not conflict with any local policies or ordinances
protecting biological resources. However, to ensure that no significant impacts would occur as a
result of the removal of the non-protected trees on the project site, a mitigation measure is
recommended.
With the implementation of Mitigation Measure C-2, the above-referenced
tree impacts of the proposed project would be less than significant.

/

potentially significant
.I

Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1)).

3. Cultural Resources
Potential Impacts
Paleontology
Appendix B of the Draft EIR, Initial Study Section V.c, identified potential paleontological
resource impacts and prescribed mitigation. While this mitigation was included in the Initial
Study attached to the Draft EtR, it was inadvertently omitted from the Mitigation Monitoring and
Reporting Program attached to the Final EtR. The City hereby incorporates the analysis and
mitigation measures from the Initial Study into the Project.
A paleontology records search of the project area was conducted by the Natural History Museum
of Los Angeles County. A review of the record search data indicates that the project site
contains surficial deposits of Quaternary Alluvium from the floodplain of the Los Angeles River
channel immediately north of the site. These deposits typically do not contain significant
vertebrate fossil remains in the uppermost layers.
At depth, however, older Quaternary
sediments that contain significant fossil vertebrate materials are likely to be encountered.
Although the project site has been previously developed, any SUbstantial excavations in the
proposed project area could encounter fossil vertebrate remains based on the known occurrence
of vertebrate fossils (and fossil invertebrates) within the older Quaternary sedimentary deposits.
Thus, the potential for discovering unrecorded, paleontological resources does exist. However,
with implementation of the Mitigation Measures M-1 through M-6 set forth in the revised
Mitigation Monitoring and Reporting Program, potential impacts would be reduced to less-thansignificant levels.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR [Initial Study]." (Guidelines Section 15091
(a)(1 )).
4. Geology and Soils
Potential Impacts

Seismic Hazards - Faulting and Groundshaking
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The geotechnical report prepared for the Project was found to be acceptable by the City of Los
Angeles Department of Building and Safety (LADBS), provided that the conditions specified
therein are complied with during site development. As recommended in the geotechnical report,
the project's proposed structures would be founded on a system of driven concrete piles and/or
drilled cast-in-place piles, bearing in the dense native soil. Thus, with implementation of the
geotechnical report's recommendations as set forth in Mitigation Measure D-1, the project would
not cause or accelerate geologic hazards that would result in SUbstantial damage to structures or
infrastructure or expose people to substantial risk of injury, and geologic hazard impacts related
to soil instability would be less than significant.
With the implementation of Mitigation Measure D"1, the above-referenced potentially significant
faulting and groundshaking impacts of the proposed project would bE3less than significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a}(1 )).
5. Hydrology and Water Quality
P.otentiallmpacts
Construction and Operation -

Hydrology and Water Quality

Project-related construction activities have the potential to result in adverse effects on water
quality. However, a Storm Water Pollution Prevention Program (SWPPP) would be developed
and implemented during project construction.
The SWPPP would outline BMPs and other
erosion control measures to minimize the discharge of pollutants in storm water runoff.
Project construction activities would occur in accordance with City grading permit regulations to
reduce the effects of sedimentation and erosion. Furthermore, routine safety precautions and
"good housekeeping" practices would be implemented to minimize the potential pollution of storm
water by both hazardous and non-hazardous pollutants. Compliance with state and city level
permits, plans, and codes would ensure that construction of the project would not result in
discharges that would create pollution. contamination or nuisance or that cause regulatory
standards to be violated for the receiving water body. Thus, with compliance with NPDES
requirements and City grading regulations, construction impacts related to water quality would be
less than significant.
.
Development of the proposed project would permanently remove the surface storm drain system,
including the street and curb network, drain inlets, and the storm drain, within La Maida Street.
Storm drains and associated inlets and catch basins within Camarillo Street and Sepulveda
Boulevard would remain in place. On-site stormwater flows would continue to drain to the
existing 7-foot-wide, 2Sfoot-tall concrete culvert via the proposed storm drain system for the
project site.
Implementation of the Project would increase the amount of impervious surfaces areas on the
site and, as such, would increase stormwater runoff as compared to existing conditions.
Specifically, post-project storm water runoff flow from a 50-year storm event would be
approximately 18.3 cfs, which is greater than the existing 50-year stormwater runoff flow of 11.8
cfs. This increase in on-site stormwater flows from a 50-year storm event would be adequately
accommodated by the culve.rt. In addition, the Project would be required to provide appropriate
on-site drainage improvements to accommodate anticipated storm water flows. This would
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include numerous planter areas and, if necessary, a flow detention device that would help detain
on-site runoff during a storm event.
During the operational phase of the proposed project, urban-related pollutants could potentially
be conveyed by stormwater runoff into municipal storm drains. Urban related pollutants may
include grease, oil, suspended solids, metals, solvents, phosphates, and pesticides/fertilizers.
However, in accordance with NPDES requirements, a SUSMP would be required to be in place
during the operational life of the Project to reduce the discharge of polluted runoff from the site.
The SUSMP would set forth BMPs that would be implemented during the operational life of the
Project. As part of the BMPs proposed, storm water runoff from the site would be directed to
raised filtration planters on-site that would be equipped with a series of perforated pipes to collect
water from the planters. Implementation of SUSMP requirements, inclusive of BMPs, would
ensure that discharges from the Project wauld not violate water quality standards. Furthermore,
the Project would also be designed in compliance with the Clean Water Act (CWA) and Order
No.. 90-079 of the RWQCB, which regulates the issuance of waste discharge requlrements.i
Operation of the Project would not result in discharges that would create pollution, cantaminatian
or nuisance or that cause regulatory standards to be violated far the receiving water body.
Therefore, project impacts on water quality during operation would be less than significant.
Cumulative Impacts
The 51 related projects within the project vicinity could potentially increase the volume of
stormwater runoff and contribute point and non-point source pollutants, resulting in a cumulative
impact to hydrology and water quality. Hawever, the City of Los Angeles Department of Public
Works reviews all construction projects on a case-by-case basis to. ensure that sufficient local
and regional drainage capacity is available. In addition, as with the proposed project, the related
projects would be subject to state and county NPDES permit requirements far both construction
and operation.
Furthermore, each project would be evaluated individually to determine
appropriate BMPs and treatment measures to avoid impacts to. water quality. Thus, compliance
with state and county NPDES permit requirements for both construction and operation
cumulative impacts to hydrology and water quality would assure that impacts are less than
significant
With the implementation of Mitigation Measures F-1 through F-6, the above-referenced
potentially significant hydrology and water quality impacts of the proposed project would be less
than significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1 )).

6. Noise
Potential Impacts
Operation-

Site Compatibility (Proposed Residential Uses)

The proposed project would locate sensitive residential receptors (i.e .., proposed residential
buildings) near two heavily traveled freeway corridors, 1-405 and US-101, and a main
thoroughfare, Sepulveda Boulevard. As the proposed residential structures would be built above

Ibid.
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a 23-foot podium, the existing freeway sound wall would have no measurable noise attenuation
effect on freeway noise experienced at or within the proposed residential units. The freeway
noise along the project western and northern building facades, which have a direct line-ot-sight
to the freeway, would be approximately 78 dBA (CNEL).
The estimated 78 dBA (CNEL)
represents the outdoor environment outside of the proposed residential building structure. With
respect to the requirements of the applicable building codes (City's building code), the building
design shall include adequate 'sound insulation to reduce the freeway noise to 45 dBA (CNEL) or
lower at the interior of the residential use. The private balconies of the residential units, which
have direct line-of-sight to the freeway interchange, would be exposed to freeway noise level up
to 78 dBA (CNEL). However, there are no City's noise limits applicable to the private balconies.
Incorporation of the mitigation measures would reduce potential impacts associated with the
introduction of residential uses on the project site to a less than significant level.
The proposed courtyard areas would be located at the plaza level on top of the podium. The
proposed project is designed such that the west-facing buildings would act as a noise barrier for
courtyard uses. No courtyard areas would have direct line-of-sight to either US-101 or 1-405, and
the buildings would be of sufficient height to attenuate freeway-related noise to well below the
"conditionally acceptable" 70 dBA (CNEL) for multi-family residential uses. As such, potential
noise impacts associated with outdoor uses at the courtyard areas would be less than significant.
With the implementation of Mitigation Measures H-5 and H-6, the above-referenced potentially
significant site compatibility - residential use impacts of the proposed project would be less than
significant.
Finding
The City adopts CEQA Finding III. A. which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1 )).
7. Public Services
Potential Impacts
Operation -

Police

Development of the proposed project described in the Draft EIR would generate a residential
population of approximately 850 residents. As described in the Final EIR, the proposed project
will be reduced from 500 units to 399 units, 'thereby reducing population to 678 persons. In
addition, the approximately 55,000 square feet of neighborhood-serving
commercial uses
described in the Draft EIR would generate a daytime population of approximately 165 persons.
Reducing the proposed project's neighborhood-serving commercial uses from 55,000 square
feet to 52,000 square feet will reduce daytime population associated with these uses to
approximately 156 persons. The proposed project would be served by the Van Nuys Community
Police Station, which has approximately 322 sworn officers and a civilian support staff of 28
persons. With the Project's estimated 850 new residents, the residential population for the Van
Nuys Community Police Station's service area would increase to a total of approximately
287,664 residents. Based on this new population, the officer per resident ratio in the Van Nuys
Community Police Station service area would decrease from 1 officer per 891 residents to 1
officer per 893 residents. This would result in a change in officer per resident ratio of less than
one percent, which would not be a significant change. This change would be reduced based on
the proposed project's revised estimated population of 678 persons consistent with the reduction
of residential units from 500 to 399 units proposed by the Applicant.
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The new permanent residential and temporary daytime populations associated with the proposed
project would increase the demand for police protection services provided by the Van Nuys
Community Police Station. Assuming that the annual crime rate would remain constant at 0.03
crime per capita, the residential population of the project (850 residents) would potentially
generate approximately 26 crimes per year. The total annual number of reported crimes in the
service area of the Van Nuys Community Police Station was projected to nominally increase
from 8,692 crimes to approximately 8,718 crimes. This change would be reduced based on the
proposed project's revised estimated population of 678 persons consistent with the reduction of
residential units from 500 to 399 units proposed by the Applicant. In addition, the commercial
components of the proposed project and related projects could potentially generate crimes.
As vehicle theft and burglary from vehicles are the two most common crimes in the Van Nuys
area, the proposed project would include security features within the parking facility such as
surveillance cameras, appropriate lighting, and gated access, Additionally, the Project would
provide for on-site security personnel and a keycard access system with keycard readers for
residents to minimize the demand for police protection services, Furthermore, the proposed
project would also generate revenues to the City's Municipal Fund (in the form of property taxes,
sales revenue, etc) that could be applied toward the provision of new police facilities and related
staffing, as deemed appropriate, The Project's security design features, as well as revenue to
the Municipal Fund, would help offset the increase in demand for police services,
Nonetheless, due to the Project's population increase and associated demand for police services
at the time of project buildout, the LAPD's Crime Prevention Unit has stated that the project
would have a significant impact on police services, Therefore, to reduce the proposed project's
potential impacts on police services to less than significant levels, mitigation measures are
provided below,
With the implementation of Mitigation Measures J-1 and J-2, the above-referenced potentially
significant police resource impacts of the proposed project would be less than significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1 )),
Operation -

Fire

Operation of the proposed project could result in significant impacts relative to:
•

Capability of Existing Fire Services; and

•

Fire Safety, Access, and Fire Flow Requirements; and

•

Emergency Response Times.

The proposed project described in the Draft EIR would result in approximately 850 new
residents. As described in the Final EIR, the proposed project will be reduced from 500 units to
399 units, thereby reducing population to 678 persons, In addition, the proposed project would
generate a daytime population associated with retail employees and visitors, The Project's
residential and daytime populations would increase the demand for LAFD fire protection and
emergency medical services.
Fire Station No. 88 is the closest fire station to the project site and, thus, would be the responder
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to the site in the event of an emergency. Based on Fire Station No. 88's current response rate of
0.16 response per capita. the 850 residents generated by the proposed project are anticipated to
result in approximately 136 additional responses per year. The 136 additional responses per
year by project residents would increase Fire Station No. 88's total annual response by 1.84
percent. Reducing the number of residential units from 500 to 399 units, as described in the
Final EIR, would reduce the number of additional responses to approximately 108, thus reducing
this percentage. Furthermore, additional responses from the station would be required as a
result of the Project's on-site daytime population.
Notwithstanding, a substantial number of
responses is not anticipated. Furthermore, given that the Project is located within close. proximity
(0.4 mile) of Fire Station No. 88, impacts relative to the LAFD's capability to provide adequate
fire protection services would be less than significant. In addition, Fire Stations Nos. 83 and 39
would also be available to serve the project site in the event of an emergency. Furthermore, the
Applicant would submit a plot plan for the Project for approval by the LAFD either prior to the
recordation of the final map or the approval of a building permit to ensure that the LAFD would
review site plans for access before construction of any portion of the project. Therefore, the
proposed project would not require the addition of a new fire station or the expansion,
consolidation or relocation of an existing facility to maintain service. Impacts on fire services
would be less than significant.
A project's impact on fire services is determined in part by its compliance with the applicable
provisions of the Fire Code and Building Code. A project that closely complies with applicable
provisions is less likely to cause any significant impacts to fire services. The project site is 0.4
mile from Fire Station No. 88, which is within LAFD's recommended response distance of 1.5
miles. Based on the project site's response distance from Fire Station No. 88, as well as the
anticipated minimal increase in potential demand to Fire Station No. 88, the proposed project
would not require the addition of a new fire station.
Pursuant to Division 9 of the Fire Code, the proposed project would comply with specific fire
satety, access, and fire flow requirements. The Applicant would submit a plot plan for the project
for approval by the LAFD either prior to the recordation of the final map or the approval of a
building permit. The plot plan would indicate the Project's compliance with the requirements of
the Fire Code. Specifically, the Project would include a new 28-footcwide driveway/fire lane
along the back side of the site between Camarillo Street and Sepulveda Boulevard that would
provide emergency access. Therefore, no portion of an exterior wall would be more than 150
feet from the edge of a roadway.
New hydrants may be required to serve the project to ensure that none of the Project's proposed
buildings would be further than 300 feet from an approved fire hydrant. However, the Project
would comply with applicable LAMe fire safety requirements for building construction, which
include the submittal of a plot plan indicating the provision of adequate fire hydrants.
With regard to fire flow, a minimum of 4,000 gpm from four hydrants flowing simultaneously
would be provided for the proposed project. For eight inch water mains, the LAFD requires fire
flows of 2,500 gallons per minute (gpm) and a minimum residual pressure of 20 pounds per
square inch (psi) is required for any fire service or hydrant flowing at capacity. Based on the
Service Advisory Requests (i.e., fire pressure flow reports) from LADWP,. the existing 8-inch
water main in Sepulveda Boulevard could accommodate the 2,500 gpm flows with a residual
pressure of 94 psi, which is well above the 20 psi fire flow requirement."
However, additional
coordination with LADWP and LAFD during the development of the project plans would be
required to ensure that adequate fire flow would be provided at the time of project occupancy.
The project would comply with the fire safety design and construction requirements for high-rises
LADWP, SAR Number 7367, Fire Service Pressure Final Reports, March 16, 2004.
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set forth in Division 118 of the Fire Code. Consistent with Fire Code Division 119, the Project
would undergo an annual inspection including the evaluation of physical access, property
condition, and all fire-safety facilities and equipment required under the LAMC Fire and Building
Codes.

;'

Based on the above, the Project would comply with applicable Fire Code and LAFD
requirements and would have a less than significant impact relative to fire safety. access,
hydrant, and fire flow requirements.
Project-related increase in traffic on surrounding roadways could have an impact on fire
protection and emergency medical services, if the response capabilities of the LAFD were
impeded. The 2008 fire-related response time for Fire Station No. 88 was 3.2 minutes, while the
emergency medical service response time was 6.0 minutes. These times are above the 5
minute threshold that is generally acknowledged as an acceptable response time; however, due
to the proximity of Fire Station No. 88 (0.4 mile) and the other two supporting stations to the site,
emergency response to the project site is not expected to significantly decline due to
implementation of the Project. Thus. project-related traffic is not anticipated to impair the LAFD
from responding to service requests at the project site. Finally, the project would provide access
for emergency vehicles to the project site subject to the approval of the LAFD. Therefore, the
proposed project's potential impacts related to emergency response times would be less than
significant.
With the implementation of Mitigation Measures J-3 through J-5, the above-referenced potentially
significant fire response and protection resources impacts of the proposed project would be less
than significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1 )).
Public School Facilities and Services
The proposed project is estimated to generate approximately 72 elementary school students, 43
middle school students, and 43 high school students for a total of approximately 158 students.
Reducing the number of residential units from 500 to 399 units as described in the Final EIR
would reduce the estimate of students. The project site is located within LAUSD District 2,
therefore, these students would attend Sherman Oaks Elementary School, Van Nuys Middle
School, and Van Nuys High School. With the addition of 72 elementary school students from the
proposed project. Sherman Oaks Elementary School would have an excess of 184 seats. With
the addition of 43 middle school students from the project, Van Nuys Middle School is projected
to have an excess of 199 seats. In contrast, with the proposed project's addition of 43 high
school students, Van Nuys High School would have a shortage of 220 seats.
However, pursuant to Section 65995 of the California Government Code, the payment of
developer fees in accordance with SB 50 is considered to provide full and complete mitigation for
any impact to school facilities. Therefore, with payment of the required SB 50 fees, project
impacts to schools would be less than significant.
Cumulative Impacts
Of the 51 related projects anticipated to be developed within the vicinity of the project site, only
19 were identified as being located within the attendance boundaries of at least one of the
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schools serving the project site (i.e., Sherman Oaks Elementary School, Van Nuys Middle
School, or Van Nuys High School). The proposed project in combination with these 19 related
projects would have the potential to generate a cumulative total of 93 elementary school
students, 174 middle school students, and 174 high school students. Therefore, Sherman Oaks
Elementary School and Van Nuys Middle School would have sufficient capacity to accommodate
the cumulative total of 93 elementary school students and 174 middle school students.
Van Nuys High School is projected to experience a shortage of 177 student seats, and thus,
would be constrained by the addition of 174 high school students from the proposed project and
related projects. However, the proposed project and related projects would be subject to the
payment of developer fees in accordance with S8 50. Pursuant to Section 65995 of the
California Government Code, the payment of developer fees in accordance with S8 50 is
considered full and complete mitigation and thus, cumulative impacts on school facilities would
be less than significant.
With the implementation of Mitigation Measure J-6, the above-referenced potentially significant
public school impacts of the proposed project would be less than significant.
Finding
The City adopts CEQA finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1)).
Public Parks
With regard to community parks, the proposed project would need to provide 1.70 acres of
community parkland to meet the PRP's long-range standard for community parks of 2 acres per
1,000 residents and approximately 0.85 acre to meet the PRP's more attainable short- and
intermediate-range standard of 1 acre per 1,000 residents. Reducing the number of residential
units from 500 to 399 would reduce the community parkland demand to 1.36 acres in order to
meet the PRP's long-range goals and to 0.7 acre in order to meet the PRP's short-term and
intermediate-range goals. The proposed project's provision of on-site open space would help
reduce the use of off-site community parks in the area. Nonetheless, project residents would still
be expected to utilize the community parks' amenities including sports fields, tennis courts,
basketball courts, and children's play areas. The Project, therefore, would not meet the PRP's
long-range standard or short- and intermediate-range standards. for community parks. However,
implementation of the mitigation measure below would ensure that through the provision of onsite recreational amenities and open space areas, payment of in-lieu fees, dedication of
parkland, or a combination of these methods, the Project would comply with parks and
recreational requirements. It should be noted that the PRP standards are cityWide standards and
not requirements for specific development projects, such as the proposed project.
Rather
specific, residential development projects are subject to Sections 12.21 and 17.12 of the LAMC.
Section 12.21 of the LAMC requires that development projects w.ith six or more dwelling units on
a [at provide a minimum square footage of usable open space per dwelling unit, Based on the
proposed dwelling unit types, the Project would be required to provide approximately 56,050
square feet of total usable open space. This demand for usable open space would be reduced
with the proposed reduction in residential units from 500 units to 399 units. The proposed project
would provide a total of approximately 106,013 square feet of usable open space areas
consisting of approximately 67,213 square feet of common open space (e.g., courtyards,
gardens, pedestrian pathways, large pool facility, spa, gym, community rooms, a bocce court,
and lobbies) and approximately 38,800 square feet of private open space (balconies) for its
residents. Reducing residential units and commercial uses as set forth in the Final EIR would
re.duce the amount of open space from 106,013 square feet to 93,500 square feet. However,
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this revised amount would stil I exceed the usable open space requirement as set forth under
Section 12.21 of the LAMC. Therefore, the proposed project would exceed the usable open
space requirement as set forth under Section 12.21 of the LAMC.
The proposed project would also be subject to Section 17.12 of the LAMC, the City's
implementing ordinance of the, Quimby Act. Section 17.12 provides a formula for the dedication
of land tor park and recreational purposes and/or the payment of in-lieu fees (subject to
determination by the Department of Recreation and Parks). Per Section 17.12, the proposed
project would be required to dedicate approximately 32 percent of the gross subdivision area for
parks and recreational purposes. Based on this requirement and the site area of 5.05 acres or
approximately 219,778 square feet, the project would be required to do one or a combination of
the following: dedicate approximately 1.62 acres or 70,720 square feet of park and recreation
space or pay in-lieu fees. The Project would provide approximately 1.54 acres (67,213 square
feet) of common park and recreation space, but this area would not be dedicated to the City of
Los Angeles as required to satisfy Section 17.12 requirements. As such, the project Applicant
would be required to pay in-lieu fees to satisfy Section 17.12 parkland requirements.
The
Project's 67,213 square feet of common open space could be credited against the total parkland
dedication requirement or the total in-lieu park fee requirement, as determined by the DRP. With
implementation of the proposed approximately 13,000-square-foot publicly accessible ground
level plaza, the amount of common open space would increase to approximately 74.500 square
feet or 1.71 acres. Thus, potentially significant impacts relative to Seclion17.1.2 could occur.
However, implementation of Mitigation Measure J-7 would ensure that through the provision of
on-site recreational amenities and open space areas as a credit against the dedication of open
space, payment of in-lieu fees, dedication of parkland, or a combination of these methods, the
project would comply with the maximum requirements established under the Quimby Act. With
this mitigation measure, impacts on parks and recreational facilities would be less than
significant.
Cumulative Impacts
Of the 51 related projects identified, 29 are residential in nature or have residential components.
These 29 related projects in the area would result in the development of 2,819 new residential
units. Growth from the proposed project and these 29 projects would combine to generate a
cumulative demand for additional parks and recreational facilities. The 850 residents estimated
to be generated by the proposed project, in addition to the estimated 4,792 residents associated
with the 29 identified related projects, would result in a cumulative population increase of
approximately 5,642 residents. Reducing the .number of residential units from 500 to 399 units
proposed would reduce the project-related demand for park space generated by the project and
the associated cumulative demand for park space. This cumulative population would increase
the demand for public parks and recreational facilities. However, as with the Project, the 29
related projects with residential uses would be subject to discretionary review to ensure
consistency with the PRP and would be required to comply with the requirements of Sections
12.21 and 17.12 of the LAMC. Given that related projects would be required to dedicate land for
park and recreational purposes, provide on-site open space to meet the recreational demands of
residents per Section 12.21 of the LAMe, and/or pay in-lieu park fees pursuant to Section 17.12
of the LAMC, it can be expected that potential cumulative impacts to parks and recreational
facilities would be. reduced to levels that are less than significant
With the implementation of Mitigation Measure J-7, the above-referenced
public park impacts of the proposed project would be less than significant.

potentially significant

Finding
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The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as idenlified in the final EIR." (Guidelines Section 15091 (a)(1 )).
8. Transportation
Potential Impacts
Construction Traffic
Construction equipment, crew vehicles, haul trucks and delivery vehicles would generate traffic
during the estimated 23-month construction period. It is anticipated that the construction workers
would park off-site in nearby facilities until completion of the project parking structure.
During construction, it is anticipated that on-street parking would be removed along Camarillo
Street west of Sepulveda Boulevard to provide additional room for construction activities.
However, through traffic lanes near the project site would remain open. To lessen the potential
for construction traffic to block through traffic lanes and driveways of nearby residents and
businesses, truck staging would occur at an off-site location approved by the City of Los
Angeles.
It is estimated that approximately 165,000 cubic yards of exported material would be transported
from the site, which would generate approximately 150 outbound and 150 inbound truckloads per
day, for a total of 300 truck trips per day. Trucks delivering male rials for the construction of the
parking structure would average approximately 42 inbound and 42 outbound trips per day,
totaling approximately 84 delivery truck trips per day, while the construction of the residential and
retail uses would generate an average of 11 outbound and 11 inbound trucks per day, for a total
of 22 delivery truck trips per day. As a result of construction truck trips, a short-term significant
construction traffic impact would occur at the intersection of Camarillo Street & Sepulveda
Boulevard during. Months 1-2 and Months 3-4 in the a.m. peak hour prior to mitigation
The Final EIR amended Mitigation Measure K-3 by adding three more specific requirements in
addition to the 4 requirements identified in Draft EIR. With the implementation of Mitig.ation
Measures K-1 through K-J, the above-referenced potentially construction traffic impacts of the
proposed project would be less than slqniflcant,
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1 )).
Access
Primary access would be provided from a new private roadway that would extend along the back
side of the site, (i.e., along the northern/western frontage) extending from Sepulveda Boulevard
to Camarillo Street. This private roadway would provide two access points to the parking
garage. Furthermore, additional driveways for retail access, residential access, and residential
drop-off and pick up are proposed. Given these various points of access, no issues related to
site access are anticipated to occur.
The intersections nearest the primary site access are La Maida Street at Sepulveda Boulevard
and Camarillo Street at Sepulveda Boulevard. The La Maida Street and Sepulveda Boulevard
intersection is projected to operate at LOS C during the a.m. peak hour and LOS 0 in the p.m.
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peak hour in the Future (2013) "With Project" Conditions.
Camarillo Street and Sepulveda
Boulevard is projected to operate at LOS C during the a.m. peak hour and LOS E in the p.m.
peak hour in the Future (2013) "With Project" Conditions. Therefore, as this intersection would
operate at LOS E in the p.m. peak hour, based on the City's significance threshold for access,
the Project would result in a significant impact with respect to access. However, a mitigation
measure is proposed at this intersection to improve conditions to LOS C in the p.m. peak hour.
With the implementation of Mitigation Measures Kc8, the above-referenced
access impacts of the proposed project would be less than significant.

potentially significant

Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1 )).
Pedestrian/Bicycle
The proposed project would encourage pedestrian activity in the area. The neighborhood
commercial uses fronting Sepulveda Boulevard and Camarillo Street would be pedestrianoriented. Pedestrians would have direct access to the neighborhood-serving commercial uses
from the sidewalks along Sepulveda Boulevard and Camarillo Street.
To further increase
circulation a pedestrian entrance to the retail from the ground level parking along Camarillo
Street will be included. The Project would also not introduce any hazardous design features.
Thus, the Project would not result in an increase in pedestrian/vehicle or bicycle/vehicle conflict,
and impacts relative to pedestrian/bicycle safety would be less than significant. Nevertheless, a
mitigation measure is provided below to ensure that adequate bicycle parking would be provided
on-site.
With the implementation of Mitigation Measures K-16, the less than significant pedestrian and
bicycle impacts would be assured.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR.n (Guidelines Section 15091 (a)(1 )).
Operation-Study

Intersections

Implementation of the proposed project described in the Draft EIR would generate approximately
5,844 net daily trips, which includes 321 trips during the a.m. peak hour and 549 trips during the
p.m. peak hour. Trip generation would be reduced by implementation of the smaller project
described in the Final EIR, but to assure the most conservative analysis, the Draft EIR trip
generation rates are applied. Based on the City's significant traffic impact criteria, the proposed
project would result in potentially significant impacts at 11 study intersections during one or both
peak hours. Feasible mitigation measures were identified that mitigate potential impacts to lessthan-significant levels at following 6 intersections:

•

101 Freeway EB On-Ramp and Sepulveda Boulevard (p.m. peak hour);

•

Camarillo Street and Sepulveda Boulevard (both peak hours);
ENV-2004-6000-EIR
Environmental Findings page 50

;'

..

Ventura Boulevard and Haskell Avenue (North) (p.m. peak hour);

•

Ventura Boulevard/l-405
peak hour);

•

Ventura Boulevard and, Van Nuys Boulevard (p.m. peak hour);

..

Ventura Boulevard and Beverly Glen Boulevard (p.m, peak hour);

Freeway Southbound On-Ramp/Sherman

Oaks Avenue (p.m.

The Final EIR modified Mitigation Measure K-13 to provide greater specificity as to the scope,
use, and procedures of the funds required by Mitigation Measure K-13. With the implementation
of Mitigation Measures K-S through K-11, K-13 through K-15, the above-referenced potentially
significant intersection impacts of the proposed project would be less than significant.
All of these mitigation measures are technically feasible. However, two of the measures involve
the removal of on-street parkinq, which may have a secondary impact on local businesses and
residents as discussed on Section VI, Other Environmental Consideration of the Draft EIR.
These mitigation measures are not technically infeasible and the concern regarding secondary
impacts is unreasonable speculative. Although these mitigation measures may be Undesirable,
they are not infeasible and shall be implemented. If this finding is appealed and overturned, the
City may substitute an alternative measure of equivalent effectiveness.
The horizon date of the Project traffic study has been updated to 2015 (the "2015 Analysis").
(Supplemental Responses to Comemntss Appendix D.) The 2015 Analysis updates the traffic
analysis for the Final EIR Project comprised of 399 dwelling units, a grocery store of 45,000
square feet and 7.000 square feet of retall use. This updated analysis assumes a two-year
construction period. The updated traffic data in the 2015 Analysis reached the same conclusions
for the Project as in the Final EIR. In particular. the 2015 Analysis concludes the Project would
result in the same significantly impacted locations for the year 2015, without and with mitigation.
as determined for the year 2013.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1)).
Operation - Consistency with Plans
The proposed project would result in a significant impact to the CMP arterial monitoring
intersection of Ventura Boulevard and Sepulveda Boulevard.
However, as provided in the
following pages, the Project would include a mitigation measure that would partially mitigate the
impact and another mitigation measure that would provide for a financial contribution to
improving operations at this intersection. Thus, the Project would be consistent with the intent of
the CMP. The proposed project would also be consistent with the goals of the Community Plan
to minimize vehicle trips as it would develop a mix of residential and commercial uses in a
Regional Center area of Sherman Oaks, within close proximity to various employment
opportunities, retail, and other service destinations.
In addition, the proposed project would
include neighborhood-serving
commercial serving uses on the ground level to encourage
pedestrian activity, would be easily accessible to transit service provided along Sepulveda
Boulevard and Ventura Boulevard, and would provide adequate parking. To minimize impacts
on the transportation system, the project Applicant would also implement mitigation measures.
Thus, the Project would support the goals of the Community Plan.
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Furthermore, the proposed project would comply with the transportation requirements of the
Specific Plan including, but not limited to: the implementation of mitigation measures to reduce
traffic impacts to the extent feasible; implementation of a TOM Program; and payment of a
Project lmpact Assessment (PIA) Fee. These are statutory requirements adopted for the
purpose of reducing environmental impacts associated with vehicle trips and compliance with
these requirements becomes part of the Project; they are not mitigation measure. Therefore, the
Project would not conflict With the implementation of adopted programs, plans, and policies
addressing transportation.
The Final EIRincluded

revisions of the TOM plan. At minimum, the TOM shall include following:

•

Provide information regarding discounted bus passes to residential tenants at the time of
lease execution.

•

Designate a Transportation Coordinator that is part of the property management team onsite.

•

Coordinate with area businesses to maximize leasing to their employees as central focus
of marketing strategy.

•

Provide preferential parking for carpools and van pools for retail employees.

•

Create and deliver personal trip plans (transit, carpool, vanpool, bicycle, walking) for each
new resident and employee and provide updates upon request.

•

Deliver transportation
website/page.

•

Host semi-annual events to promote ridesharing and transit usage.

•

Install Transportation Information Display(s) in common area(s}.

•

Wire residential units for high speed internet access.

•

Unbundle the leasing of dwelling units from parking spaces.

information

to residents

in project

communications

including

With the implementation of Mitigation Measures K-8 through K-12, the above-referenced
potentially significant impacts of the proposed. project to consistency with plans would be less
than significant.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a}(1)).
9. Water Supply
Potential Impacts

Operation -

Water Supply

As set forth in the Final EIR, the proposed project would not result in significant impacts related
to domestic water supply. However, mitigation measures are recommended to ensure that the
ENV-2004.6000-EIR
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proposed project
measures.

would

be compliant

with the

City's

recommended

water

conservation

Operation of the proposed project would result in an increase in long-term water demand for
consumption, maintenance, irrigation, and other activities on the project site. According to the
Water Supply Assessment (WSA) prepared by LADWP for the proposed project, the Project is
estimated to result in a net increase in water demand of approximately 100 acre feet (AF) per
year over pre-existing conditions. When considering only the existing single-family residence
currently on the site, the proposed project would result in a net increase of approximately 122 AF
per year.
According to the WSA prepared for the proposed project, LADWP anticipates that the
approximately 100 AF per year increase in water demand generated by the proposed project
over pre-existinq conditions would fall within the available and projected water supplies for
normal, single-dry, and multiple-dry years through 2020 water demand projections of LADWP's
2000 Urban Water Management Plan (UWMP). Subsequent to the approval of the WSA for the
proposed project, LADWP adopted an updated (2005) UWMP and the pre-existing uses were
removed from the site. Based on correspondence with the LADWP, the water demand for the
proposed project was accounted for in the 2005 UWMP. Therefore, the proposed project's net
increase of approximately 100 AF per year over pre-existing conditions and the net increase of
approximately 122 AF per year over existing conditions would also fall within the available and
projected water supplies for normal, single-dry, and multiple-dry years through 2030 water
demand projections of LADWP's 2005 UWMP. Reducing residential units from 500 to 399 units
as set forth in the Final EIR would reduce demand for water generated by the proposed project
Given that LADWP would be able to meet the water demand of the project, as well as the
existing and planned future water demands of its service area, operational impacts on water
supply would be less than significant.
In addition, compliance with State laws regarding water conservation measures (i.e., Title 20 and
Title 24 of the California Code of Regulations (CCR)), as well as implementation of the Project's
water saving features (i.e., drought tolerant landscaping, low-water fixtures and appliances) and
mitigation measures, would reduce water consumption estimates for the project at full buildout,
thereby reducing the demand on City supplies.
Proposed improvements would include connections to the existing 8-inch water mains located in
Sepulveda Boulevard and Camarillo Street. To ensure sufficient water pressure in the system,
the existing 8-inch main in Sepulveda Boulevard (approximately 100 feet north of Camarillo
Street) and a portion of the existing 8-inch main in Camarillo Street (approximately 130 feet west
of Sepulveda Boulevard) may be upgraded to a 12-inch main. An alternative to upgrading the
existing 8-inch main in Camarillo Street could be the construction of a new 12-inch main north of
the centerline of Camarillo Street. This would prevent interruption of water supply for two
existing fire hydrants and other customers connected to the existing 8-inch main in Camarillo
Street. The above mentioned infrastructure improvements will be verified during the detail
design stage of the project in accordance with the Department of Water and Power. With these
anticipated improvements, domestic water and fire flow demand would be met. Furthermore,
Mitigation Measure J-4 as described in Section IV.J(2), Fire Protection, of the Draft ErR would
reduce potential impacts related to the provision of fire flow to a less than significant level.
The proposed project would either meet or exceed the water efficiency requirements set forth by
Title 20 of the CCR through incorporation of water conservation features that would include, but
not be limited to, drought resistant plants and measures to reduce potable water consumption for
Irrigation by 50 percent, as well as low-water fixtures and appliances to reduce water demand by
20 percent. Therefore, the Project would be consistent with applicable regulations of the CCR.
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The proposed project would be consistent with Ordinance Nos, 172,075 and 163,532, as project
design features would include water facilities and fixtures with established maximum flow rate
standards. The proposed project would include low-water fixtures and appliances to reduce
water demand by 20 percent Therefore, the Project would be consistent with Ordinance Nos,
172,075 and 163,532,
The projected water demand for the proposed project would fall within LADWP's projected future
water demands set forth in their 2005 UWMP, In addition, the UWMP indicates that water would
be available to meet the water demand of the projected service area until 2030, Therefore, the
Project would be consistent with the UWMP
With implementation of Mitigation Measures L-1 through L-5, the above-referenced
significant water supply impacts would be less than significant

potentially

Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1 )).
1 O. Solid Waste
Potential Impacts
Cumulative Impacts
Fifty-one related projects are anticipated to be developed within the vicinity of the project site.
Construction of the proposed project in conjunction with related projects would generate C&D
waste and thus, would cumulatively increase the need for waste disposal at the County's
unclassified landfills. The proposed project would generate 173,250 tons of soil, 60 tons of
demolition debris, and 1.,545 tons of construction debris for a combined total of 174,855 tons of
C&D waste which constitutes approximately 0.34 percent of the estimated remaining capacity at
the County's unclassified landfills open to the City of Los Angeles,
While the Project's
contribution to unclassified landfills would not be significant at an individual level, the project's
contribution in conjunction with related projects would be cumulatively significant: Therefore,
Mitigation Measures L-6 and L-7 are recommended to reduce the Project's curnulatlva impacts
during construction to a less than significant level.
Solid waste generation for related projects is forecasted to be 8,454 tons per year,
In
conjunction with the proposed project's net increase in solid waste generation, the total
cumulative solid waste generation would be 9,862 tons of solid waste per year, This waste
generation will be reduced by reducing the number of residential units from 500 to 399, but for a
more conservative analysis, the larger Project waste generation is evaluated, Based on the
proposed project's estimated net increase of 1,408 tons of solid waste generation per year, the
proposed project's contribution to cumulative generation would be approximately 16,896 tons by
2022, Thus, the proposed project's net increase in solid waste generation would represent
approximately 0,001 percent of the County's projected 199.53 million tons of waste disposal
need through 2022.
Based on the proposed project's net increase plus related project's
estimated 8,454 tons of solid waste genera:tion per year, the cumulative contribution to solid
waste generation would be approximately 118,344 tons by 2022. While the Project's contribution
to Class III landfills would not be significant at an individual level,. the Project's contribution in
conjunction with related projects would be cumulatively significant
Therefore, Mitigation
Measures L-8 and L-9 are recommended to reduce the Project's cumulative impacts during
ENV-2004-600D-EIR
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operation to a less than significant level.
It is anticipated that related projects would be subject to environmental review on a case-by-case
basis to ensure that they would not conflict with AB 939 waste diversion goals or the solid waste
policies and objectives in the City's Source Reduction and Recycling Element (SRRE) or its
updates, the City of Los Angeles Solid Waste Management Policy Plan (CiSWMPP), and the
General Plan Framework. Therefore, cumulative impacts to solid waste regulations, plans, and
programs from implementation of the Project and related projects would be less than significant.
Implementation of Mitigation Measures L-6 through L-9 would reduce potentially significant
cumulative solid waste impacts to less than significant water levels.
Finding
The City adopts CEQA Finding III. A, which states that "changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR." (Guidelines Section 15091 (a)(1 )).

C.

Significant
Unavoidable
Significant Levels

Impacts

That

Cannot

Be

to

Mitigated

Less-Than-

The City of Los Angeles determines that the following impacts are significant and unavoidable.
In order to approve the Project with significant unmitigated impacts, the City will be required to
adopt a Statement of Overriding Considerations. No additional environmental impacts other than
those identified below will have a significant effect or result in a SUbstantial or potentially
substantial adverse effect on the environment as a result of the construction or operation of the
Project. The City finds and determines that all significant environmental impacts identified in the
EIR for the construction and operation of the Project have been reduced to an acceptable level in
that:
a.
All significant environmental impacts that can be feasibly avoided have been
eliminated, or substantially lessened through implementation of the Project design
features and/or mitigation measures; and
b.

Based on the HR, the Statement of Overriding Considerations and other
documents and information in the record with respect to the construction and
operation of the Project, all remaining unavoidable significant impacts, as set forth
in these findings, are overridden by the benefits of the Project as described in the
Statement of Overriding Considerations for the construction and operation of the
Project and implementing actions.

1. Air Quality
S.ignificant

Impacts

Regional and Localized Construction Impacts, Cumulative Construction Impacts
Construction of the proposed project has the potential to create air quality impacts through the
use of heavy-duty construction equipment and through vehicle trips generated from construction
workers traveling to and from the project site. In addition, fugitive dust emissions would result
from demolition and construction activities. Mobile source emissions, primarily particulate matter
(PM) and nitrogen oxides (NOx), would result from the use of construction equipment such as
dozers, loaders, and cranes. During the finishing phase, paving operations and the application
ENV-2004-6000-EIR
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of architectural coatings (i.e., paints) and other building materials would release volatile organic
compounds (VOCs). Construction emissions can vary substantially from day to day, depending
on the level of activity, the specific type of operation and, for dust, the prevailing weather
conditions. The assessment of construction air quality impacts considers each of these potential
sources.
Project construction would require approximately 165,000 cubic yards of grading and soil export.
Grading and site preparation for the proposed project would require the removal of the existing
single-family residence. Construction would require approximately 20 to 23 months.
Construction-related daily maximum regional construction emissions would not exceed the
SCAQMD daily significance thresholds for VOC, PM1Q,PM25, carbon monoxide (CO), or sulfur
dioxide (SOx).
However, NOx emissions would exceed the SCAQMD daily significance
threshold during the site grading phase. Thus, regional construction emissions would result in a
significant short-term air quality impact.
Maximum localized construction emissions for off-site sensitive receptors would not exceed the
localized screening thresholds for CO. However, localized NOx, PM10, and PM2.5 emissions
would exceed the applicable screening-level LST. Based on the dispersion modeling, NOx and
PM10 localized impacts would exceed the SCAQMO recommended thresholds.. Therefore, with
respect to localized emissions from construction activities, impacts would be significant and
mitigation would be required.
Construction-period NOx mass regional errussrons, and localized NOx and PM10 emissions
associated with the proposed Project are already projected to result in a significant impact to air
quality. As such, cumulative impacts to air quality during proposed Project construction would
also be significant and unavoidable.
Implementation of Mitigation Measures B-1 through B-6 (as Mitigation Measures B-5 and B-6 are
modified in the Supplemental Responses to Comments, will reduce the severity of the abovereferenced significant air quality impacts of the proposed project, but will not mitigate the impacts
to less-than-significant levels.
Finding
Changes or alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental impact of Air Quality (Regional and Localized
Construction Impacts, Cumulative Construction Impacts), as identified in the Draft EIR. However,
although such measures may reduce and possibly eliminate certain impacts, the Project may be
considered to result in a significant and unavoidable impact on the environment under CEQA.
Specific economic, legal, social, technological or other considerations make infeasible additional
mitigation measures or project alternatives identified in the EIR.
Regional Operational Impacts, Cumulative Construction Impecis
Regional air pollutant emissions associated with proposed project operations would be
generated by the consumption of electricity and natural gas, and by the operation of on-road
vehicles. Pollutant emissions associated with energy demand (i.e., electricity generation and
natural gas consumption) are classified by the SCAQMO as regional stationary source
emissions. Electricity is considered an area source since it is produced at various locations
within, as well as outside of, the Basin. Since it Is not possible to isolate where electricity is
produced, these emissions are conservatively considered to occur within the Basin and are
regional in nature. Criteria pollutant emissions associated with the production and consumption
of energy were calculated using emission factors from the SCAQMO's CEQA Air Quality
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Handbook (Appendix to Chapter 9).
Mobile-source emissions were calculated using the URBEMIS 2007 emissions inventory model,
which multiplies an estimate of the increase in daily VMT by applicable EMFAC2007 emissions
factors.
Based on the model for calculating regional emissions, the increase in regional
emissions resulting from operation of the proposed project are expected to exceed the SCAQMD
regional thresholds for VOC and NOx. Therefore, regional operational emissions would result in
a significant air quality impact.
Regional operational emissions would still exceed the SCAQMD daily emission threshold for
regional VOC and NOx after implementation of all feasible mitigation measures.
Therefore,
operation of the project would have a significant and unavoidable impact on regional air quality.
The proposed project's incremental contribution to cumulative air quality effects is not
cumulatively considerable, per CEQA Section 15064(h)(3). However, by applying SCAQMD's
cumulative air quality impact methodology, implementation of the proposed project would result
in an addition of criteria pollutants such that cumulative impacts, in conjunction with related
projects in the region, would occur. Therefore, the regional emissions of these pollutants
generated by project operation would result in a cumulatively significant and unavoidable impact.
Implementation of Mitigation Measures 8-7 through B-9, will reduce the severity of the abovereferenced significant air quality impacts of the proposed project, but will not mitigate the impacts
to less-than-significant levels.
Finding
Changes or alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental impact of Air Quality (Regional Operational
Impacts, Cumulative Construction Impacts), as identified in the Draft EIR. However, although
such measures may reduce and possibly eliminate certain impacts, the Project may be
considered to result in a significant and unavoidable impact on the environment under CEQA.
Specific economic, legal,. social, technological or other considerations make infeasible additional
mitigation measures or project alternatives identified in the EIR.
2. Construction Noise
Significant.

Impacts

Construction activities at the project site would include three stages: (1) demolition; (2) site
grading; and (3) building construction. Construction is estimated to last approximately 20 - 23
months. The proposed project would be constructed using typical construction techniques, and
no blasting or impact pile driving will be used. Project construction would require the use of
mobile heavy equipment with high noise level characteristics.
Construction of the proposed
project is estimated to last approximately 20 - 23 months. The site preparation work, including
demolition, grading and excavation, would take approximately six months. Construction of the
parking facility and project buildings would take approximately 14 months.
Construction-related noise would exceed ambient noise levels at the 777 Motor Inn (R3)., the
residences east of Sepulveda Boulevard (R 1), and the residences on La Maida Street (R5) by a
maximum of 19, 8, and 6 dBA, respectively, during the most intensive construction periods.
Thus, construction activities would cause the exterior ambient noise level to increase by 5 dBA or
more at noise-sensitive uses. As such, construction-period noise impacts would be significant
without incorporation of mitigation measures.
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Implementation of Mitigation Measures H-1 through H-4, will reduce the severity of the abovereferenced significant noise impacts of the proposed project, but will not mitigate the impacts to
less-than-siqnificant levels.
The temporary sound barrier prescribed in Mitigation Measure H-1 can achieve a noise reduction
of 10 dBA or more in areas where the Une-of-sight between construction-period noise sources
and off-site receptor locations is obstructed.
Mitigation Measure H-2 would avoid operating
several pieces of heavy equipment simultaneously,
which causes high noise levels.
Implementation of Mitigation Measure H-3 would reduce the noise level impact associated with
construction activities to the extent practicable,
Furthermore, as construction activity moves
away from the property line towards the center of the project site, noise levels would attenuate
considerably from these maximum levels. With the incorporation of mitigation, noise generated
by construction activities would be less than significant on noise sensitive uses at the residences
east of Sepulveda Boulevard and at the residences on La Maida Street. However, construction
noise levels would still exceed the 5 dBA significance criterion at the 777 Motor Inn.
Construction noise impacts would be significant and unavoidable at the 777 Motor Inn.
Finding
Changes or alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental impact of Construction Noise, as identified in
the Draft EIR. However, although such measures may reduce and possibly eliminate certain
impacts, the Project may be considered to result in a significant and unavoidable impact on the
environment
under CEQA.
Specific economic, legal, social, technological
or other
considerations make infeasible additional mitigation measures or project alternatives identified in
the EIR.
3. Transportation
Significant Impacts
Operation & Cumulative-Study

Intersections

Implementation of the proposed project described in the Draft EIR would generate approximately
5,844 net daily trips, which includes 321 trips during the a.rn. peak hour and 549 trips during the
p.m. peak hour. Trip generation would be reduced by implementation of the smaller project
described in the Final EIR, but to assure the most conservative analysis, the Draft EIR trip
generation rates are applied. Based on the City's significant traffic impact criteria, the proposed
project would result in significant impacts at the following 11 study intersections during one or
both peak hours:
•

101 Freeway EB On-Ramp and Sepulveda Boulevard (p.rn. peak hour);

•

La Maida Street and Sepulveda Boulevard (p.m. peak hour);

•

Camarillo Street and Sepulveda Boulevard (both peak hours);

e

Ventura Boulevard and Haskell Avenue (North) (p.m. peak hour);

•

Ventura Boulevard/I-405
peak hour);

e

Ventura Boulevard and Sepulveda Boulevard (both peak hours);

Freeway Southbound On-Ramp/Sherman

Oaks Avenue (p.m.
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Ventura Boulevard and Kester Avenue (South) (p.rn. peak hour);

•

Ventura Boulevard and Van Nuys Boulevard (p.rn. peak hour);

•

Ventura Boulevard and Beverly Glen Boulevard (p.m. peak hour);

•

1-405 Freeway Northbound
peak hours); and

•

Moorpark Street and Sepulveda Boulevard (both peak hours).

Ramps/Greenleaf

Street and Sepulveda

Boulevard

(both

As set forth in Finding B.7, mitigation measures would reduce traffic impacts at six of the 11
significantly impacted intersections to less than significant levels.
Even with implementation of Mitigation Measure IV.K-12, a significant impact would remain at the
intersection of Ventura Boulevard and Sepulveda Boulevard (a CMP monitoring intersection)
during the p.m. peak hour.
No feasible mitigation measure could be identified for the intersections:
•

La Maida Street and Sepulveda Boulevard;

•

1-405 Freeway Northbound On-/Off-Ramps/Greenleaf

•

Kester Avenue (South) and Ventura Boulevard; and

..

Moorpark Street and Sepulveda Boulevard.

Street and Sepulveda Boulevard;

In total, it is concluded that the project would result in significant and unavoidable impacts at five
intersections if all of the mitigation measures are determined to be feasible or alternative
measures of equivalent effectiveness are provided.
Implementation of Mitigation Measures K-8 through K-15, will reduce the severity of the abovereferenced significant traffic impacts of the proposed project, but will not mitigate the impacts to
less-than-significant levels.
The traffic intersection analysis takes into account ambient growth and related projects to the
future year. Therefore. cumUlative traffic impacts at intersections that are not significantly
impacted or which are mitigated to less-than-significant levels will be less-than-significant.
Significant impacts at the remaining 5 intersections will also be cumulatively significant.
Finding
Changes or alterations have been required in, or incorporated into, the project which avoid or
substantially
lessen the significant environmental
impact of Traffic (Operations-Study
Intersections), as identified in the Draft EIR. However, although such measures may reduce and
possibly eliminate certain impacts, the Project may be considered to result in a significant and
unavoidable impact on the environment under CEQA. Specific economic, legal, social,
technologica! or other considerations make infeasible additional mitigation measures or project
alternatives identified in the EIR.
D.

Significant Irreversible Environmental Changes

CEQA Guidelines Section 15126.2(c) Indicates that:
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"[u]ses of nonrenewable resources during the initial and continued phases of the
project may be irreversible since a large commitment of such resources makes
removal or nonuse thereafter unlikely.
Primary impacts and, particularly,
secondary impacts (such as highway improvement which provides access to a
previously inaccessible area) generally commit future generations to similar uses.
Also irreversible damage can result from environmente! accidents associated
with the project. Irretrievable commitments of resources should be evaluated to
assure that such current consumption is justified."
The Project would necessarily consume limited, slowly renewable and non-renewable resources.
This consumption would occur during the construction phase of the Project and would continue
throughout its operational lifetime.
The proposed mixed-use development would require a
commitment of resources that would include: (1) building materials; (2) fuel and operational
materials/resources; and (3) the transportation of goods and people to and from the project site.
Construction of the project would require the consumption of resources that are not replenishable
or which may renew so slowly as to be considered non-renewable.
These resources would
include the following construction supplies: certain types of lumber and other forest products;
aggregate materials used in concrete and asphalt such as sand, gravel and stone; metals such
as steel,copper
and lead; petrochemical construction materials such as plastics; and water.
Fossil fuels such as gasoline and oil would also be consumed in the use of construction vehicles
and equipment. The resources that would be committed during operation of the project would be
similar to those currently consumed within the City of Los Angeles for residential and commercial
uses. These would include energy resources such as electricity and natural gas, petroleumbased fuels required for vehicle trips, fossil fuels; and water. Fossil fuels would represent the
primary energy source associated with both construction and ongoing operation of the project,
and the existing, finite supplies of these natural resources would be incrementally reduced. It
should be noted that increased consumption generated by the Project would be less than
significant when compared with existing energy consumption levels citywide. Operation of the
Project would also occur in accordance with Title 24, Part 6 of the California Code of
Regulations,. which establishes conservation practices that would limit the amount of energy
consumed by the project.
In addition, as the Project would be designed to achieve the
Leadership in Energy and Environmental Design (LEED) Silver rating, several project design
features would be included that would improve water and energy efficiency.
However, the
energy requirements associated with the Project would, nonetheless, represent a long-term
commitment of essentially non-renewable resources.
In summary, construction and operation of the proposed project would result in the irretrievable
commitment of limited, slowly renewable, and non-renewable resources, which would limit the
availability of these particular resources for future generations or for other uses during the life of
the Project. However, continued use of such resources would be of a relatively small scale and
would be consistent with regional and local growth forecasts in the area. Furthermore, the loss
of such resources would not be highly accelerated as compared to existing conditions. As such,
although irreversible environmental changes would result from the Project, such changes would
be less than significant.

E..

Growth Inducing Impacts

Section 15126.2(d) of the State CEQA Guidelines requires a discussion of the ways in which a
proposed project could induce growth. This includes ways in which a project would foster
economic or population growth, or the construction of additional housing, either directry or
indirectly, in the surrounding environment. Section 12126.2(d) of the State CEQA Guidelines
states:
"Discuss the ways in which the proposed

project could foster economic

or

ENV -2004-6000-EI R
Environmental Findings page 60

,I

population growth, or the construction of additional housing, either directly or
indirectly, in the surrounding environment.
Included in this are projects which
would remove obstacles to population growth (a major expansion of a waste water
treatment plant might, for example, allow for more construction in service areas).
Increases in the population may tax existing community service facilities, requiring
construction of new facilities that could cause significant environmental effects.
Also discuss the characteristic of some projects which may encourage and
facilitate other activities that could significantly affect the environment, . either
individually or cumulatively.
It must not be assumed that growth in any area is
necessarily beneficial, detrimental, or of little Significance to the environment. "
The proposed project studied in the Draft EIR would redevelop the existing project site to provide
500 multi-family residential units and 55,000 square feet of neighborhood-serving commercial
uses to better serve the existing and future needs of the Sherman Oaks community. The Final
EIR describes a reduced project comprising 399 residential units and 52,000 square feet of
commercial uses. Although the introduction of residential uses would foster population growth
within the area, it would help meet the housing demand for the local area, subregional area, and
the region as discussed in Section IV. I the Draft EIR. Furthermore, the commercial uses
proposed by the Project would not be expected to foster economic growth since these uses
would primarily serve the future project residents and existing residents in the neighborhood.
Development of the proposed project described in the Draft EIR would result in increased
population of the site to approximately 850 residents and approximately 130 employees in
several shifts. These population and employee estimates would be reduced with the reduced
Project of 399 residential units and 52,000 square feet of commercial uses. The number of units
proposed and corresponding increase in population are within SCAG's forecasts for the Sherman
Oaks - Studio City - Toluca Lake - Cahuenga Pass Community Plan area, as described in
Section IV.I, Population and Housing. In addition, the proposed residential development would
meet existing and projected housing demand.
Furthermore, the additional employment is
expected to be provided from the existing labor force in the area, and the projected increase in
workers would not exceed SCAG's forecasts for the area. Since the project site is located in an
urbanized area and is currently developed with single-family and multi-family residences,
operation of the Project would not require the extension of infrastructure, such as roads or
utilities that would be expected to accommodate substantive growth beyond the Project.
Implementation of the Project would also not open up undeveloped areas to new development or
induce growth that was previously restricted due to inadequate access or infrastructure capacity.
Overall, no growth-inducing impacts beyond the direct effects of additional housing and
employment opportunities would occur as a result of the project.
F.

Alternatives

CEQA requires that an EIR analyze a reasonable range of feasible alternatives that could
substantially reduce or avoid the significant impacts of the proposed project while also meeting
the Project's basic objectives. An EIR must identify ways to substantially reduce or avoid the
significant effects that a project may have on the environment (Public Resources Code Section
21002.1). Accordingly, the discussion of alternatives shall focus on alternatives to the Project or
its location which are capable of avoiding or SUbstantially reducing any significant effects of the
Project, even if these alternatives would impede to some degree the attainment of the project
objectives, or would be more costly. The Draft EIR Alternatives Analysis, therefore, identified a
reasonable range of project alternatives focused on avoiding or substantially reducing the
project's significant impacts.
Project Objectives
These project objectives fall under three primary categories:

(1) Development Objectives; (2)
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Design Objectives; and (3) Economic Objectives.
1. Development Objectives
•

Build upon the existing vitality and diversity of uses in the community of Sherman Oaks
by providing a vibrant urban-living development within the vicinity of an existing regional
shopping center.
.

•

Create new living opportunities in close proximity
restaurants, and entertainment uses.

to jobs,

public transit,

shops,
.I

•

Provide new residential units to help meet the market demand for housing in southern
California and. in particular, in the San Fernando Valley.

•

Develop an energy-efficient and environmentally conscious project

•

Provide high-quality commercial uses to serve project residents in a manner that
contributes to a synergy of site uses and enhances the character of the neighborhood.

•

Bring convenient neighborhood-serving
commercial uses within walking distance
numerous apartments and single-family residences in the surrounding neighborhood.

•

Provide sufficient parking to meet the parking needs of the project's residents. guests and
visitors, employees, maintenance personnel, and delivery vehicles.

of

2.. Design Objectives
•

Create a mid-rise development that complements and improves the visual character of
the area through appropriate scale and high quality architectural design and detail.

•

Design the interiors and exteriors of the proposed project to promote quality living spaces
that effectively connect with the surrounding urban environment

•

Incorporate landscape features in a manner that provides character and texture in an
urban environment, enhances the visual character of the development, and facilitates a
sense of separation and privacy for project residents.

•

Enhance pedestrian activity and neighborhood commercial street life in the project area.'

•

Provide retail uses that are designed in a manner that contributes to the Project's overall
design concept and that present an attractive retail face along street frontages.

3.

J

Economic Objectives
•

Bring the site to a more efficient and better use through development of new high-quality
housing, neighborhood-serving commercial uses, and associated amenities consistent
with anticipated market demands.

•

Revitalize an existing underutilized site.

•

Create a viable and successful mixed-use project.
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Provide housing that supports the economic future of the region in an area in which the
necessary infrastructure is already in place.

•

Maintain and enhance the economic vitality of the region by providing job opportunities
associated with the construction of the proposed project.

Alternatives

Analyzed

in the Draft EIR

CEQA requires that an EIR analyze a reasonable range of feasible alternatives that could
substantially reduce or avoid the significant impacts of the proposed project while also meeting
the project's basic objectives.
Finding
The City finds that the Project EIR considered a reasonable range of alternatives to the project to
provide informed decision-making in accordance with Section 15126.6 of the State CEQA
Guideline. By analyzing four specific alternatives, the Project EIR meets the requirements of
CEQA.
The four alternatives analyzed for the proposed project include:
Alternative A: No BuildlNo Project Alternative;
Alternative B: Development in Accordance with
AlternatiVe;
Alternative C: All Residential Use Alternative;
Alternative D: Alternative Site Alternative.
The City finds that the EIR studied a reasonable
potential environmental impacts of each alternative
Alternatives

Existing

Plans/Regional

range of alternatives

Commercial

Use

and the associated

Rejected as Being Infeasible

Section 15126.6(c) of the CEQA Guidelines requires EIRs to identify any alternatives that were
considered by the lead agency but were rejected as infeasible during the scoping process, and
briefly explain the reasons underlying the lead agency's determination. The Draft EIR includes a
thorough discussion of alternatives rejected as infeasible.
Reduced intensity alternatives are generally considered when a project has significant and
unavoidable impacts attributable to a project-related change in the intensity of on-site operations.
Several of the anticipated significant unavoidable impacts (e.g., air quality, noise) would occur in
conjunction with construction activities and not with proposed operations.
As such, similar
impacts would be expected with any feasible alternative proposal for development within the
project site. Project operations would result in significant and unavoidable impacts associated
with regional air quality from mobile emissions and traffic at five intersections. Therefore, an
analysis was undertaken to determine the extent to which the proposed project would need to be
reduced in order to substantially reduce or eliminate some or all of these project impacts.
Alternatives to Eliminate Significant Air Quality Impacts:
Alternatives were considered to
eliminate the significant short-term construction and operational impacts of the Project. As
discussed in Section IV.B, Air Quality, construction impacts would be for short durations.
Furthermore, based on the thresholds upon which the construction analysis is based, a
SUbstantial reduction in the intensity of construction activities would be necessary to reduce
regional construction emissions to below a level of significance.
A reduction of intensity of
construction to this level would not be able to meet any of the project goals and would likely not
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be built due to several reasons including market conditions, return on investment, and the City's
desire for efficient use of land. Thus, such an alternative would not be feasible. Furthermore, a
reduction in the intensity of construction activities would only extend the duration of construction
activities.
With regard to operation of the Project, regional air quality impacts are largely associated with
the vehicle trips generated by the proposed project. An alternative that would reduce the vehicle
trips enough to substantially reduce the regional emissions associated with the Project would be
substantially less than the size of the proposed project, compromising the underlying objectives
of the proposed project. The reasonable range of alternatives required by CEQA does not
require that a project so substantially different from the proposed project be studied or adopted
when to do so would fail to accomplish any of the Project Objectives.
Finding
The City finds that substantial evidence in the Administrative
Alternatives to Eliminate Air Quality Impacts are infeasible.

Record

demonstrates

that

Alternatives to Reduce Significant Traffic Impacts: The Traffic Impact Study prepared for the
Project evaluated the intersection impacts associated with the Project's proposed 500 multifamily residential units, a 45,000 square foot grocery store, and 10,000 square feet of specialty
retail uses. As determined in the Draft EIR, the Project would result in significant traffic impacts
at five intersections if all of the mitigation measures proposed are implemented.
In order to
eliminate the significant and unavoidable traffic impacts of the Project (at all five intersections
that would be significantly impacted), it is estimated that the proposed project would need to be
reduced by 86 percent.
This would result in a project with approximately 70 units, an
approximately 6,300 square foot grocery store, and approximately 1,400 square feet of specialty
retail uses. An alternative that would reduce the amount of development proposed under the
Project by more than half would not be able to achieve the Project's basic objectives to the same
extent that the Project would. The Development Objectives to build upon the existing vitality of
uses in the community by providing an energy-efficient urban-living development within the
vicinity of an existing regional shopping center; create new living opportunities in close proximity
to jobs, public transit, shops, restaurants, and entertainment uses to help meet the market
demand for housing in the San Fernando Valley; and provide high-quality commercial uses to
serve project residents in a manner that contributes to a synergy of site uses and enhances the
character of the neighborhood would be severely limited under such a reduced alternative. The
Design Objectives to create a mid-rise development that compliments and improves the visual
character of the area through appropriate. scale and enhances pedestrian activity and
neighborhood commercial street life in the project area would also be restricted since the amount
of square footage that would be developed under this alternative would be greatly reduced as
compared to the Project. Finally, this alternative would not meet the Economic Objectives to
bring to the site a more efficient and better use through development of new high-quality
housing, neighborhood-serving
commercial uses, and associated amenities consistent with
anticipated market demands that would maintain and enhance the economic vitality of the region
to the same extent as the project. As such, this alternative has been eliminated from further
consideration.
It should be noted that a reduced intensity alternative that would avoid the significant traffic
impacts at the five intersections would not avoid certain other significant impacts. Specifically,
construction-related air quality and noise impacts would still occur, similar to the project.
F,inding
The City finds that substantial

evidence

in the Administrative

Record

demonstrates

that
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Alternatives to Reduce Significant Traffic Impacts are infeasible.
,Reduce Mixed-Use Specific Plan Compliant Alternative.
A public comment sugqested that
reduced intensity, Specific Plan complaint alternative should be studied that would reduce the
number of residential units and FAR to meet the Specific Plan reqUirements.
Substantial
evidence shows that a Specific Plan-compliant mixed use project of 1.5 FAR with 277 residential
units, a 45,000 square-foot grocery, and 6,000 square feet of neighborhood-serving
retail
impacts 10 of the 11 intersections impacted by the proposed Project. and after mitigation would
result in the same significant unmitigated impacts at the same 5 local intersections as the
Project. eSee Crain & Associates letter dated February 14. 2013.1 In order to reduce the_.
proposed Project to a level that would eliminate all significant traffic impacts, the Project would
need to be reduced by 86 percent to 70 residential units and 7,700 square feet of commercial-a
reduction far below the permitted FAR and height limits in the SpecifiC Plan. Construction of this
reduced project would be comparable in terms of noise and air quality impacts because the
project would still require podium construction to overcome the Freeway sound wall. Thus. a
Specific Plan compliant mixed-use alternative would not substantially reduce or avoid the
siqnificant impacts of the proposed Project
Finding
The City finds that substantial evidence in the Administrative
reduced mixed-use alternative is infeasible.
Alternative

Record demonstrates

that a

A: No Project I No Build Alternative

The No Project/No Build Alternative assumes that the proposed project would not be approved
and no new development would occur within the project site. Thus, the existing physical
conditions of the project site would remain. No new buildings would be constructed, the singlefamily residence located on-site would remain, and the rest of the project site would continue to
be vacant and graded.
Relationship to Project Objectives
The No Project/No Build Alternative would not meet any of the Project's objectives. It would not
allow the Applicant to meet the Project's Development Objectives. Specifically, this alternative
would not provide a new urban-living development within the vicinity of an existing regional
shopping center in close proximity to jobs, public transit, shops, restaurants, and entertainment
uses to help meet the market demand for housing in southern California and the San Fernando
Valley in particular.
In addition, the No ProjectlNo Build Alternative would not provide
neighborhood serving commercial uses to serve project residents and the neighborhood and
would not enhance the character of the neighborhood or develop an energy-efficient and
environmentally conscious project.
Further, the Design Objectives would not be met under the No ProjectlNo Build Alternative.
Specifically, Alternative A would preclude a mid-rise development that compliments the visual
character of the area; an interior and exterior design that promotes living spaces that connect
with the surrounding urban environment; or incorporate landscape features.
The Design
Objectives to enhance pedestrian activity and neighborhood commercial street life in the project
area and provide retail uses along street frontages would also not be realized by the
No Project/No Build Alternative.
Finally, the No Project/No Build Alternative would not meet the Project's Economic Objectives of
bringing the site to a more efficient use through development of new housing, neighborhoodserving commercial uses, and associated amenities consistent with anticipated market demands;
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revitalizing an existing underutilized site; and creating a viable mixed-use project. In addition, the
Economic Objectives of providing housing that supports the economic future of the region in an
area in which the necessary infrastructure is already in place and maintaining and enhancing the
economic vitality of the region by providing job opportunities associated with the construction of
the proposed project would also not be met by the No ProjectlNo Build Alternative.
Reduction of Significant Project Impacts
The No Project Alternative would not result in any significant environmental impacts because no
change to the physical environment would occur.
Finding
The City finds that Alternative A would not accomplish any of the Project's objectives and,
therefore, the City finds that specific economic, legal, social, technological,
or other
considerations, including considerations identified in Section G of these Findings (Statement of
Overriding Considerations), make Alternative A infeasible.

Alternative B:

Development in Accordance with Existi.ng Plans/Regional Commercia.1
Use Alternative

The Development in Accordance with Existing Plans/Regional Commercial Use Alternative
represents reasonably foreseeable development based on the site's current General Plan land
use designation of Regional Commercial. This assumes that the site would be redeveloped with
regional commercial uses, consistent with the Ventura-Cahuenga
Boulevard Corridor Specific
Plan land use designation for the site. Under this alternative, a maximum of approximately
333,000 square feet of regional commercial uses would be developed on the project site based
on the permitted floor area ratio of 1.5:1 per the land use designation.
Relationship to Project Objectives
The achievement of Development Objectives would be limited under Alternative B. While this
alternative would provide commercial uses within walking distance of apartments and singlefamily residents in the surrounding neighborhood and provide sufficient parking to meet the
parking needs of employees, maintenance personnel, and delivery vehicles, a majority of
Development Objectives would not be met. Specifically, this alternative would not build upon the
existing vitality and diversity of uses in the. community of Sherman Oaks by providing an urbanliving development within the vicinity of an existing regional shopping center; create new living
opportunities in close proximity to Jobs, public transit, shops, restaurant, and entertainment uses;
or provide new residential units to help meet the market demand for housing in southern
California and the San Fernando Valley in particular.
The Development in Accordance with Existing Plans/Regional Commercial Use Alternative would
meet most Design Objectives.
It would allow the Applicant to create a development that
complements the visual character of the area through appropriate scale and high quality
architectural design and detail; incorporate landscape features in a manner that provides
character and texture in an urban environment and enhances the visual character of the
development; enhance pedestrian activity and neighborhood commercial street life in the project
area; and provide retail uses that are. designed in a manner that contributes to the Project's
overall design concept and that presents an attractive retail face along street frontages.
However, this alternative would not meet the objective of designing the Project to promote living
spaces that connect with the surrounding urban environment.
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Finally, the Development in Accordance with Existing Plans/Regional
Commercial Use
Alternative might meet some of the Project's Economic Objectives by revitalizing an existing
underutilized site and maintaining and enhancing the economic vitality of the region by providing
job opportunities associated with the construction of the proposed project. However, the market
data regarding retail vacancy rates in the area indicates that Alternative B may not revitalize the
area and may not enhance the economic vitality of the region. Retail vacancy rates in the
Ventura Boulevard/Sherman Oaks area are already above 14 percent," which is more than
double the Valley-wide 01 2012 average of 5.9 percent. Furthermore, the San Fernando Valley
experienced a 01 2012 negative retail net absorption rate of -50,062 square feet.5 "Except for
Orange County, Southern California's retail markets were extremely weak in the past quarter,
with rising vacancy rates, negative absorption, and soft rental rates."
Thus, the area has
experienced an over-saturation of office uses with the second highest office vacancy rate in Los
Angeles County; shopping center and retail vacancy rates are double the average vacancy rate
throughout the San Fernando Valley and retail vacancy and absorption is predicted to get worse.
Thus, both offices, as well as predominantly retail development on this site, would likely fail to
revitalize an existing underutilized site and maintaining and enhancing the economic vitality of
the region.
This alternative would not bring the site to a more efficient use through creating a viable mixeduse project or provide housing that supports the economic future of the region in an area in
which the necessary infrastructure is already in place.
Reduction of Significant Project Impacts
Despite incorporation of all feasible mitigation measures, the proposed project would result in
significant impacts relative to air quality, noise, and traffic at five intersections. Alternative B
would result in greater significant operational traffic and air quality impacts than the proposed
project, and Alternative B would also result in significant construction-related air quality and noise
impacts as does the proposed project. However, the air quality impacts relative to residential
uses in proximity to the freeway would not occur in Alternative B.
The Development in Accordance with Existing Plans/Regional Commercial Use Alternative would
develop 333,000 square feet of regional commercial uses. This alternative would result in a net
trip generation of 11,205 daily trips, including 409 a.m, peak hour trips and 876 p.rn. peak hour
trips. Thus, this alternative would result in approximately 5,361 more daily trips, including 188
more a.m. peak hour trips and 327 more p.rn. peak hour trips, as compared to the proposed
project. With this increase in vehicle trips, this alternative would result in traffic impacts on the
study intersections that would be considerably greater than the project.
Specifically, after
applying the same mitigation this alternative would result in significant and unavoidable Impacts
at11 intersections as compared to five intersections under the proposed project. The 11
significantly
impacted
include:
Oxnard
StreeUSepulveda
Boulevard;
Burbank
Boulevard/Sepulveda
Boulevard;
Magnolia
Boulevard/Sepulveda
Boulevard;
La Maida
StreeUSepulveda
Boulevard;
Camarillo
Street/Sepulveda
Boulevard;
Ventura
Boulevard/Sepulveda
Boulevard;
Ventura
Boulevard/Kester
Avenue
(North);
Ventura
Boulevard/Kester
Avenue
(South);
405 Freeway
Northbound
Ramps
Greenleaf
Street/Sepulveda Boulevard; Dickens StreeWentura Boulevard; and Moorpark Street/Sepulveda
Boulevard. Thus, impacts on intersections would be greater under this alternative and would be
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significant and unavoidable. This alternative's increase in daily trips would also result in greater
traffic on freeways segments, on residential street segments, and at access points. Thus, the
traffic impacts of Alternative B Would be greater than the traffic impacts of the proposed project.

/

Finding
The City finds that Alternative B would not meet the basic objectives of the Project and that
Alternative B would not substantially reduce or avoid the Project's significant traffic and air quality
impacts and, therefore, the City finds that environmental, economic, legal, social, technological,
or other considerations, including considerations identified in Section G of these Findings
(Statement of Overriding Considerations), make Alternative B infeasible.
Alternative

C:

All Res.idential Use Alternative

The All Residential Use Alternative includes the residential development of the proposed project
but none of the retail development. The alternative would include 500 multi-family residential
units with on-site recreation and site amenities that are similar to the proposed project. It is
assumed that the site design (e.g., access, building layout, configuration) would be similar to that
of the proposed project, with residential development located within the former commercial
areas, offering a somewhat lower building profile.
Relationship to Project Objectives
Several of the Project's objectives would be met under the All Residential Use Alternative,
including the Development Objective to provide a vibrant urban-living environment within the
vicinity of an existing regional shopping center in close proximity to jobs, public transit, shops,
restaurants, and entertainment uses. The Design Objective to create a mid-rise development
that complements and improves the visual character of the area, as well as the Economic
Objectives to revitalize an existing site and provide housing that supports the economic future of
the region, would also be met under this alternative. However, as this alternative would not
include the development of 52,000 square feet of commercial uses as proposed under the
project, the Development Objective to provide commercial uses to serve project residents in a
manner that contributes to a synergy of site uses and enhances the character of the
neighborhood within walking distance of numerous apartments and single-family residences in
the surrounding neighborhood would not be met. The Design Objectives to provide retail uses
that are designed in a manner that contributes to the project's overall design concept and that
presents an attractive retail face along street frontages while enhancing pedestrian activity and
neighborhood commercial street life in the project area would also not be achieved under this
alternative. Furthermore, the Economic Objective to create a viable and successful mixed-use
project through the development of new housing, commercial uses, and associated amenities
consistent with anticipated market demands would also not be met under this alternative.
Reduction of Significant Project Impacts
Based on the alternatives analysis provided in the Draft EIR and Alternatives Comparison Table
V-1, Alternative C, the All Residential Use Alternative, would be the environmentally superior
alternative.
With the elimination of the proposed commercial uses under this alternative,
operational impacts associated with demand for public services and demand for utilities would be
less than the proposed project.
Additionally, as construction activities associated with
development of this alternative would be reduced in scale and duration as compared to the
proposed project, construction-related traffic impacts would be less under this alternative as
compared to the project. Although this alternative would not eliminate the Project's significant
impacts with respect to operational regional emissions and would still result in significant impacts
on three intersections, this alternative would generate approximately 2,750 fewer daily trips than
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the proposed project. Thus, operational regional air quality and traffic impacts,
significant and unavoidable, would be less than under the project.

while still

.l

Finding
The City finds that Alternative C would not meet the basic objectives of the Project and,
therefore, the City finds that specific economic, legal, social, technological,
or other
cons.iderations, including considerations identified in Section G of these Findings (Statement of
Overriding Considerations), make Alternative C infeasible.
Alternative D:.

Alternative Site Alternative

The Alternative Site Alternative would consist of 500 multi-family residential units and
approximately 55,000 square feet of neighborhood commercial uses,
Specific criteria in
determining the acceptability of an alternative location include existing land uses and zoning
designations in the area that would be consistent with the proposed scale of development and
number of residential units.
In accordance with CEQA Guidelines Section 15126.6(f)(2), alternative locations for the
proposed project have been considered. As stated in the Guidelines, only locations that would
avoid or substantially lessen any of the significant effects of the project need be considered in
the EIR. The purpose of the evaluation of an alternative location is to ascertain if moving a
project to another area would reduce or eliminate significant environmental impacts that may be
unique to a particular locale. Under this altemative, development was assumed to be similar to
the project evaluated in the Draft EIR, i.e., would consist of 500 multi-family residential units and
approximately 55,000 square feet of neighborhood corrrmercial uses, which is the same as the
proposed project. Specific criteria in determining the acceptability of an alternative lcication
include existing land uses and zoning designations in the area that would be consistent with the
proposed scale of development and number of residential units. Other requirements for a
feasible alternative location are that the alternative site must be of adequate size to
accommodate the proposed development, be available for acquisition, be within the same
jurisdiction as the project site, preferably be underutilized from a land development perspective,
and would serve the same, or similar, target market.
More specifically, the project Applicant's ability to reasonably acquire, control or otherwise have
access to an alternative site is among ths factors that may be taken into account when
addressing the feasibility of alternatives, Since several of the Project's basic objectives focus on
development within the San Fernando Valley, the Sherman Oaks Community in particular, and
proximity to a regional shopping center (i.e" Sherman Oaks Galleria) and other existing
commercial uses, the potential locations that could reasonably serve as an alternative site for the
project are limited,
Furthermore, proximity to high-frequency transit is an important factor for successful infill mixeduse development. Yet, the likelihood of finding an alternative infi!l site of adequate size in within
a quarter of a mile of a high-frequency bus line is quite low. Only about 12 percent of the
potential infill sites in California are within a quarter of a mile of a high-frequency bus line. The
project site's proximity to these transit options provides for optimal mixed use housing and retail
infill potential,"
Relationship to Project Objectives
Housing Policy Debate. Vol. 17 Issue.4
Feasibility' supra p. 695.
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Development at an alternative site would generally meet project objectives to the same extent as
the proposed project. However, development of an alternative site would likely not meet the
Economic Objective to revitalize an existing underutilized site to the extent that the Project would
because unlike the proposed project site - which the Applicant has owned for many years - an
alternative site would need to be purchased.

/

Reduction of Significant Project Impacts
Development at an alternative site would not eliminate any of the Project's significant and
unavoidable impacts because an urban in-fill project of the proposed size and scale in the
Sherman Oaks community would generate the same type of impacts regardless of where it is
located. No impacts would be reduced under this alternative as compared to the proposed
project. Furthermore, this alternative would have the potential to generate additional significant
impacts depending on the location of the site and its proximity to sensitive uses.

Finding
The City finds that Alternative D would not substantially reduce or eliminate the Project's
significant impacts and, therefore, the City finds that specific economic, legal, social,
technological, or other considerations, including considerations identified in Section G of these
Findings (Statement of Overriding Considerations), make Alternative D infeasible.

Environmentally Superior Alternative
In addition to the discussion and comparison of impacts of a proposed project and the
alternatives, Section 15126.6 of the CEQA Guidelines requires that an "environmentally superior"
alternative be selected and the reasons for such a selection disclosed.
In general, the
environmentally superior alternative is the alternative that would be expected to generate the
least amount of adverse impacts. In this case, the No Project I No Build Alternative would result
in the least impacts on the existing environment. However, Section 15126.6(e)(2) of the CEQA
Guidelines states if the No Project Alternative is the environmentally superior alternative, then
the EIR shall also identify an environmentally superior alternative among the other alternatives.
Based on the alternatives analysis provided in the Draft EIR and Alternatives Comparison Table
V-1, Alternative C, the All Residential Use Alternative, would be the environmentally superior
alternative.
With the elimination of the proposed commercial uses under this alternative,
operational impacts associated with demand for public services and demand for utilities would be
less than the proposed project.
Additionally, as construction activities associated with
development of this alternative would be reduced in scale and duration as compared to the
proposed project, construction-related traffic impacts would be less under this alternative as
compared to the project. Although this alternative would not eliminate the Project's significant
impacts with respect to operational regional emissions and would still result in significant impacts
on three intersections, this alternative would generate approximately 2,750 fewer daily trips than
the proposed project. Thus, operational regional air quality and traffic impacts, while still
significant and unavoidable, would be less than under the Project.
Several of the Project's objectives would be met under the All Residential Use Alternative,
including the Development Objective to provide a vibrant urban-living environment within the
vicinity of an existing regional shopping center in close proximity to jobs, public transit, shops,
restaurants, and entertainment uses. The Design Objective to create a mid-rise development
that complements and improves the visual character of the area, as well as the Economic
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Objectives to revitalize an existing site and provide housing that supports the economic future of
the region, would also be met under this alternative.. However, as this alternative would not
include the development of 52,000 square feet of commercial uses as proposed under the
Project, the Development Objective to provide commercial uses to serve project residents in a
manner that contributes to a synergy of site uses and enhances the character of the
neighborhood within walking distance of numerous apartments and single-family residences in
the surrounding neighborhood would not be met. The Design Objectives to provide retail uses
that are designed in a manner that contributes to the Project's overall design concept and that
presents an attractive retail face along street frontages while enhancing pedestrian activity and
neighborhood commercial street life in the project area would also not be achieved under this
alternative. Furthermore, the Economic Objective to create a viable and successful mixed-use
project through the development of new housing, commercial uses, and associated amenities
consistent with anticipated market demands would also not be met under this alternative.
Finding
The City finds that Alternative C would not meet the basic project objectives and, therefore, the
City finds that specific economic, legal, social, technological, or other considerations, including
considerations identified in Section G of these Findings (Statement of Overriding
Considerations), make Alternative C infeasible.

G.

Statement of Overriding Com;iderations

The Final EIR has identified unavoidable significant impacts. Section 21081 of the California
Public Resources Code and Section 15093(b) of the CEQA Guidelines provide that when the
decisions of the public agency allows the occurrence of significant impacts identified in the Final
EIR that are not substantially lessened or avoided, the lead agency must state in writing the
reasons to support its action based on the Final EIR and/or other information in the record.
Article I of the City's CEQA Guidelines incorporates all of the State CEQA Guidelines contained
in Title 15, California Code of Regulations, Sections 15000 et seq. and thereby requires,
pursuant to Section 15093 (b) of the CEQA Guidelines, that the decision maker adopt a
Statement of Overriding Considerations at the time of approval of a Project if it finds that
significant adverse environmental effects identified in the Final EIR cannot be substantially
lessened or avoided. These findings and the Statement of Overriding Considerations are based
on substantial evidence in the Administrative Record, as defined above.
Accordingly, the City adopts the following Statement of Overriding Considerations.
The City
recognizes that significant and unavoidable impacts will result from implementation of the
Project.
Having (!) adopted all feasible mitigation measures, (ii) rejected as infeasible
alternatives to the Project, (iii) recognized all significant, unavoidable impacts, and (iv) balanced
the benefits of the Project against the Project's significant and unavoidable impacts, the City
hereby finds that the each of the Project's benefits, as listed below, outweighs and overrides the
significant unavoidable impacts of the Project.
Summarized below are the benefits, goals and objectives of the Project. These provide the
rationale for approval of the proposed Project. Anyone of the overriding considerations of
economic, social, aesthetic and environmental benefits individually would be sufficient to
outweigh the significant unavoidable impacts of the Project and justify the approval, adoption Of
issuance of all of the required permits, approvals and other entitlements for the Project and the
certification of the completed Final EIR. Despite the unavoidable impacts of the Project, the City
approves the Project based on the following contributions of the Project to the community:
..

Development of a 13,000 square-foot publicly-available

plaza that will activate this
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segment of Sepulveda Boulevard compared to existing conditions; and
•

Revitalization of a large under-utilized and vacant site into a coherent development
and mix of uses; and

•

Installation and maintenance for the life of the project of landscaping improvements
within the median along Sepulveda Boulevard between Moorpark Street and
Camarillo Street; and

•

Use of the Project's two community rooms by local community-based
and

•

Pedestrian, streetscape and transit enhancements, such as as street trees, planter
boxes, street furniture, improvements to broken and uneven sidewalks, sidewalk and
intersection scoring, street lighting, bicycle racks, bus shelters, and urban swales to
promote consistency with the Sherman Oaks Streetscape and Design Plan and
foster a high-quality pedestrian environment along the Project's Sepulveda
Boulevard frontage; and

•

According to the August 2012 "Economic Impact Analysis prepared by the Los
Angeles County Economic Development Corporation (the "EIA"),. construction of the
proposed project will generate in the following economic benefits;

organizations;

Approximately $255 million in total economic output in Los Angeles County;
Support 1,470 annual jobs with labor income of $86.5 million; and
At least $19.1 million of total state and local taxes.
•

According to the EIA, operation of the proposed project will generate the following
economic benefits:
Resident spending will generate $11.4 million in total economic output and
support 115 annual jobs in Los Angeles County with labor income of $4.7
million;
Total ongoing state and local taxes generated due to spending
residents of II Villaggio Toscano is estimated to be $1.28 million; and

by new

Incremental property taxes due to the reassessed value of the property are
expected to generate an additional $1.6 million per year.
In addition, the Project will accomplish the following objectives:
1. Development Objectives
•

8

•

Build upon the existing vitality and diversity of uses in the community of Sherman Oaks
by providing a vibrant urban-living development within the vicinity of an existing regional
shopping center.
Create new living opportunities in close
restaurants, and entertainment uses.

proximity

to jobs,

public transit,

shops,

Provide new residential units to help meet the market demand for housing in southern
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California and, in particular, in the San Fernando Valley.
•

Develop an energy-efficient and environmentally conscious project.

•

Provide high-quality commercial uses to serve project residents ina
manner that
contributes to a synergy of site uses and enhances the character of the neighborhood.

•

Bring convenient neig.hborhood-serving commercial uses within walking distance
numerous apartments and single-family residences in the surrounding neighborhood.

•

Provide sufficient parking to meet the parking needs of the Project's residents, guests
and visitors, employees, maintenance personnel, and delivery vehicles.

/
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.I

2. Design Objectives
•

Create a mid-rise development that complements and improves the visual character of
the area through appropriate scale and high quality architectural design and detail.

•

Design the interiors and exteriors of the proposed project to promote quality living spaces
that effectively connect with the surrounding urban environment.

•

Incorporate landscape features in a manner that provides character and texture in an
urban environment, enhances the visual character of the development, and facilitates a
sense of separation and privacy for project residents.

•

Enhance pedestrian activity and neighborhood commercial street life in the project area.

•

Provide retail uses that are designed in a manner that contributes to the Project's overall
design concept and that present an attractive retail face along street frontages.

3. Economic Objectives

H.

•

Bring the site to a more efficient and better use through development of new high-quality
housing, neighborhood-serving commercial uses, and associated amenities consistent
with anticipated market demands.

•

Revitalize an existing underutilized site.

•

Create a viable and successful mixed-use project.

•

Provide housing that supports the economic future of the region in an area in which the
necessary infrastructure is already in place.

•

Maintain and enhance the economic vitality of the region by providing job opportunities
associated with the construction of the proposed project.
Findings Regarding Public Comments and Responses to Comments

The Planning Department evaluated comments on environmental issues received from persons
who reviewed the Draft EIR and comments received in conjunction with tile February 19. 2013
joint Hearing Officer and Deputy Advisory Agency Ilearing.
In accordance with CEQA, the
Planning Department prepared written responses describing the disposition of significant
environmental issues raised.
The Final EIR provides adequate, good faith and reasoned
responses to the comments.
Supplemental Responses Comments were prepared by Matrix
E NY -2 004-6000-E IR
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Environmental with technical reports attached. The Planning Department reviewed the
comments received and responses thereto and has determined that neither the comments
received nor the responses to such comments add significant new information regarding
environmental impacts to the Draft EIR. The City has studied all the comments on the Draft EIR
and the Responses to Comments contained in the Final EIR and the Supplemental Responses
to Comments.

/

Finding.
The City finds none of the comments to the Draft EIR or the comments received in
conjunction with the February 19 hearing contain substantial evidence that the Draft EIR is
inadequate, failed to disclose a significant environmental impact, or failed to identify a feasible
mitigation or alternative that would substantially reduce or avoid the significant impacts of the
proposed project. The Lead Agency has based its actions on full appraisal of all viewpoints,
including all comments received up to the date of adoption of these findings, concerning the
environmental impacts identified and analyzed in the EIR. Responses to Comments comply with
CEQA and are directly responsive to the comments received on the Draft EIR.

/

Draft EIR Comments and Reponses to Comments
Comment

2.

.

With regard to Comment 2, the City finds that CalTrans has not provided substantial evidence
that the EIR is inadequate or incomplete with regard to any potentially significant traffic impact to
freeway segments or off-ramps, and has not provided any substantial evidence that mitigation
measures determined to be infeasible are feasible. In additlon, the City finds that the CMP
analysis utilized in the Project Traffic analysis is supported by substantial evidence and provides
adequate information as to the potential cumulative effect of the added traffic and references
Section 15065(3) of the CEQA guidelines. Neither the Caltrans Guide nor the HCM contained
therein identify any thresholds of significance for CEQA impacts. The thresholds in Section II.A
of the Caltrans Guide refer only to when a traffic study is required, not to impact thresholds of
significance for CEQA analyses. Consequently, CalTrans has provided no substantial evidence
to show that the methodology of the Project Traffic analysis is inadequate or understates Project
impacts.
Comment 5
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The City finds that SCAQMD has not provided SUbstantial evidence that the EIR is inadequate or
incomplete with regard to its evaluation of air quality impacts.
The Project Health Risk
Assessment, air quality impact analysis, and Mitigation Measures are supported by substantial
evidence contained within expert technical reports. SCAQMD encourages the City to relocate
the proposed project away from proximity to the 101 and 405 Freeways. However, SCAQMD's
opinion regarding whether the proposed project should be approved is not substantial evidence
that the EIR is inadequate. The City does not prohibit residential development in close proximity
to freeways, However, the City recognizes that residential development in close proximity to
freeways requires in-depth analysis of exposure and mitigation measures informed by a
comprehensive Health Risk Assessment. The EIR contains these requirements. Response to
Comment 5-8 provides substantial evidence supporting the 30-year exposure duration utilized in
the Project HRA.
Although SCAQMD prefers a 70-year exposure duration methodology,
SCAQMD has provided no substantial evidence that it is reasonably foreseeable that anyone will
reside at the proposed project for a period approaching 70 years. To the contrary, SUbstantial
evidence in the record shows that the 30-year exposure duration far exceeds the reasonably
foreseeable length of time anyone person would reside within the proposed project. CEQA
prohibits mitigation measures that are not rationally related to foreseeable impacts. Therefore,
no mitigation would be rationally related to a speculative impact of a 70 year exposure because
an exposure time of such length is neither reasonable nor supported by any evidence.
ENV-2004-6000-EI R
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Comment 6
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The City finds that notwithstanding Comment 6-11 from the Department of Water Power, it is not
premature to estimate the size and capacity requirements of new water mains. On the contrary,
CEOA requires that a project's reasonably foreseeable impacts be set forth and the best
information be presented regarding mitigation. Furthermore, CEQA requires that this information
be presented in sufficient detail to make mitigation measures enforceable and reasonably likely
to reduce potential impacts. Merely stating that "main upgrades may be required" - as was
suggested by LADWP - is not sufficient for CEOA analysis. On the other hand, CEOA does not
require that a Draft EIR contain information that cannot be presently obtained. Consequently,
the best estimates made by Sukow Engineering to determine approximate needs for water
system upgrades based on the best available data constitutes substantial evidence supporting
the EIR's conclusions. The Final EIR clarifies that the final sizes of the water system upgrades
will be determined during the detail design stage of the project. The conclusion of the Draft EIR
is supported by expert engineering analysis based on the best available data, combined with a
requirement to comply with regulations and directives from LADWP, L.A. Dept. of Public Works,
and the City of Los Angeles Fire Dept. regarding any capacity upgrades that may be required to
meet minimum capacity and flow requirements. Such compliance is required by law before the
Project can become operational and is not set forth separately as a mitigation measure, but may
properly be considered a design feature of the Project.
Comment 7 (restated or similar comments in Comment 8)
The City finds that the Ventura/Cahuenga Boulevard Corridor Specific Plan Review Board (PRB)
has not provided substantial evidence that the EIR is inadequate Of incomplete.
Comment
letters 7 and 8 both articulate the PRB's opposition to the requested Specific Plan EXceptions but
provide no substantial evidence relative to environmental impacts.
Comment 9
The City finds that the Sherman Oaks Neighborhood Council Board (SONC) has not provided
substantial evidence that the EIR is inadequate or incomplete.
Responses to Comment 9
contain substantial evidence supporting the conclusions of the Draft EIR. SONC's advocacy of
"scrambled" pedestrian crossings, whereby pedestrians may cross in all directions while traffic is
stopped, at Ventura and Sepulveda fails include any substantial evidence that such a measure
would substantially reduce or avoid the Project's significant impacts. Furthermore, SONC's
comments are not accompanied by any evidence of technical expertise with regard to traffic
analysis or mitigation. SONC advocates that instead of vacating public streets as proposed by
the Project that they be transformed into public parks. This proposal does not substantially
reduce or avoid any of the significant impacts of the proposed project and, therefore, is not a
proper alternative for purposes of CEOA analysis.
Comment 10
The City finds that the Encino Neighborhood Council has not provided substantial
the EIR is inadequate or incomplete.
Comment Letter 10 primarily opposes
Specific Plan exceptions but does not provide any substantial evidence relative to
impacts. Responses to Comment 10 contain substantial evidence supporting the
the Draft EIR.

evidence that
the requested
environmental
conclusions of

Comment 11
The City finds that the homeowner's associations authoring Comment 11 have not provided
substantial evidence that the EIR is inadequate or incomplete. Comment Letter 11, Comments
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11-1 through 11-10 primarily oppose the requested Specific Plan exceptions but do not provide
any substantial eVidence relative to environmental impacts.
Comments 11-11 through 11-15 express opinions and speculations that the Draft EIR is
defective and inadequate, but do not provide specific inadequacies or facts or evidence
demonstrating that the Draft EI.R is inadequate.

/

Comments 11-16 through 11-69 primarily restate conclusions of the Draft EIR or provide broad
statements of what the EIR should evaluate.
None of these comments contain substantial
evidence that the Draft EIR failed to disclose a significant environmental impact or failed to
identify a feasible mitigation measure. Responses to Comment 11 contain substantial evidence
supporting the conclusions of the Draft EIR.

.I

February 2013 Comments and Supplemental Responses to Comments
,§ullQlemental Responses to Comments

_ _ _ _ _ _ _ _ _ __ ~
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The City Planning Department has thoroughly reviewed the SUDlJlemental Responses to
Comments and the technical reports attached thereto. and the City finds that the conclusions of
the Supplemental Responses to Comments are supported by SUbstantial evidence cited therein
and elsewhere in the administrative record. The Supplemental Responses to Comments provide
substantial evidence that none of the comments received in coniunction with the February 19
hearing show that the EIR analvsis is inadeguate under CEQA or provide substantial evidence of
significant new information reguiring recirculation of the Final EIR.

Furthermore, the City has thoroughly reviewed the expert credentials of the persons preparing
the technical reports attached to the Supplemental Responses to Comments. The City finds that
substantial evidence demonstrates that Traffic Engineer Roy Nakamura of Crain & Associates,
Acoustical Engineer Amir Yazdanniyaz of Acoustical Engineering Services, and Bill Piazza of Air
Quality DYflamics posses the requisite expertise and experience in their respective fields and
that the technical reports prepared by each of them is credible .
..SORSE Letter
The City Planning Department received a letter from attorney Bradly Torgan on behalf an
otherwise unidentified association of persons known as Sherman Oaks Residents for a Safe
Environment ("SORSE").
The SORSE Letter was filed more than two years after the public comment period on the Drart
EIR. The SORSE Letter ignored was submitted February 14, 2013--one business day before
the Febl·uary 19 hearing. The SORSE Letter is 30 pages with 13 attacllments. A May 26, 2011
Project-specific correspondence from Hans Giroux addressed to Mr. Torqan and attached to the
SORSE LeUer indicates that Mr. Torgan had been retained several months before submitting
February 14, 2013 letter.
Although the SORSE letter was very late, the City Planning
Department fully considered the SORSE letter and the Supplemental Responses to Comments
provide complete responses to the SORSE Letter. In addition. the Supplemental Reponses to
Comments contain expert technical repOlis responding to the memoranda and reports attached
to the SORSE letter.
Based upon the SUbstantial evidence contained in the Supplemental Responses to Comments,
the City finds that the SORSE letter does not provide SUbstantial evidence that the EIR analysis
is inadequate under CEQA and does not contain substantial evidence of undisclosed significant
ENV-2004·6000·EJR
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environmental impacts or that significant impacts may be substantially more severe. The City
further finds that the SORSE Letter does not provide substantial evidence of significant new
information requiring recirculation of the Final EIR. hlevertheless, suggestion to tighten the
enforceability Mitigation Measures 8-5 and 8-6 were incorporated into revised mitigation
measures.

/

Furthermore, the City has thoroughly reviewed the expert credentials of the persons preparing
the technical reports attached to SORSE Letter. The City finds that the credential of Hans
Giroux fails to demonstrate that Hans Giroux possesses the requisite expertise, traimnq, or
experience to qualify him as an expert in the fields of air quality. human health, noise or vibration.
Mr. Giroux's credential shows that he holds degrees in meteorology and plwsics, which do not
establish him as an expert in air quality, human health, noise or vibration. He holds no degree in
engineering or human health.
Nothing in his credential shows any formal education or
experience in human health risk assessments. His credential reveals no relevant publications he
has authored and his experience as an educator has primarily been in the field of meteorology,
The City finds that Mr. Giroux's memorandUm does not contain credible expert opinion. The City
further finds that the SUPplemental Responses to Comments and expert reports by Bill Piazza
and Amir -Yazdanniyaz attached thereto provide substantial evidence refuting the opinions
offered by Hans Giroux.
Tile City l1as thoroughly reviewed tl1e experience of Mr. Arthur Kassan and finds MI', Kassan to
be qualified as an expert in traffic impact analysis. However, after thoroughly reViewing both Mr.
Kassan's report attached to the SORSE Letter and Mr. Nakamura's reports, the City finds that
the opposing reports constitute a disagreement among experts. The City fUliher finds that Mr.
Nakamura's [epa lis and conclusion are more credible and provide SUbstantial evidence refutinq
Mr. Kassan's conclusions.
February
19~ 2013 Letter
Homeowners of Encino

from

Sherman

Oaks

Homeowner's

Association

and~; ~

The City Planning Department thorouqhly I'eviewed a ,Februar'i _19.>2013 Letter from the
§herman Oaks Homeowner's Association and Homeowners of Encino (tile "SOHAJHOME
Letter").
The Supplemental Responses to Comments provide complete responses to the
SOHAJHOME letter,
Based upon the Supplemental Responses to Comments and other
evidence in the administrative record. the City finds that tile SOHA/HOME Letter does not
provide substantial evidence til at the EIR an.alysis is inadequate under CEQA and does not
contain substantial evidence of undisclosed significant environmental impacts or that significant
impacts may be substantially more severe, The City further finds that the SORSE Letter does
not provide substantial evidence of significant new information requiring recirculation of the Final
EIR.
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March 8, 2013 Memorandum from Armbruster Goldsmith & Delvac
Armbruster Goldsmith & Delvac, attorneys for the Applicant. submitted a memorandum dated
March 8, 2013 with several exhibits (the "AGO Memo") addressing the SORSE Letter, the
SOHAlHOME Letter, and a February 7, 2013 electronic correspondence to the City Planning
Department from Mr. Jeffery Kalban (the "!<alban Letter"). The City Planning Department has
thoroughly reviewed the AGD Memo and the exhibits attached thereto. The AGD Memo agrees
with the conclusions of the Supplemental Responses to Comments and provides further
evidence and analysis supporting the EIR and responding to SORSE Letter and the
SOHAJHOME Letter. The City finds that the AGD Memo provides SUbstantial evidence that the
SORSE Letter, the SOHA/HOME Letter, and the Kalban Letter do not provide substantial
ENV-2004-6000-EIR
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evidence that the EIR analysis is inadeguate under CEQA nor do these letters provide
substantial evidence of significant new information reguiring recirculation of the Final EIR.
• - - -

I.

Mitigation Monitoring Program

In accordance with the Requirements of Public Resources Code § 21081.6, the City hereby
adopts the Mitigation Monitoring Program, which is attached to these Findings. The mitigation
measures which have been identified for the project were identified in the Draft and Final EIR.
The final mitigation measures are described in the MMRP. Each of the mitigation measures
identified in the MMRP, and contained in the Final EIR, is incorporated into the project. The City
finds that the impacts of the project have been mitigated to the extent feasible by the mitigation
measures identified in the MMRP, and contained in the Final EIR. The City reserves the right to
make amendments and/or substitutions of mitigation measures if the City determines that the
amended or substituted mitigation measure will mitigate the identified potential environmental
impacts to at least the same degree as the original mitigation measure, and where the
amendment or substitution would not result in a new significant impact on the environment which
cannot be mitigated.

J.

Consideration of Record; Independent Judgment

The City finds that the EIR provides objective information to assist the decision-makers and the
public at large in their consideration of the environmental consequences of the project. The
public review period provided all interested jurisdictions, agencies, private organizations, and
individuals the opportunity to submit comments regarding the Draft EIR. The Final EIR was
prepared after the review period and responds to comments made during the public review
period.
In approving the proposed project, the City decision-makers have reviewed and
considered the Draft EIR and appendices, the Final EIR and appendices, and all other pertinent
evidence in the record of proceedings. The Applicant's consultants prepared the screen check
versions of the Draft EIR, Final EIR and technical studies and the Applicant submitted proposed
findings for consideration by the City. All such materials and all other materials related to the
EIR or these findings were extensively reviewed and, where appropriate, modified by the
Planning Department or other City representatives .. As such, the Draft EIR, Final EIR, technical
studies, and all other related materials reflect the independent judgment and analysis of the Lead
Agency.
K.

Substantial Evidence

The City finds and declares that substantial evidence for each and every finding made herein is
contained in the Draft EIR, Final EIR, technical studies, and other CEQA related materials, the
administrative record, staff reports, information provided by the applicant, each and all of which
are incorporated herein by this reference. Moreover, the City finds that where more than one
reason exists for any finding, each reason independently supports such finding, and that any
reason in support of a given finding individually constitutes a sufficient basis for that finding.
L.

Relationship of Findings to EIR

These Findings are based on the most current information available. Accordingly, to the extent
there are any apparent conflicts or inconsistencies between the Draft EIR and the Final EIR, on
the one hand, and these Findings, on the other, these Findings shall control and the Draft EIR
and Final EIR or both, as the case may be, are hereby amended as set forth in these Findings.
M.

Project Conditions of Approval
E NV -2004-6000-E
IR
Environmental Findings page 78

[Formatted:

lndent: Left; 0.5"

,
I

Each of the project features and mitigation measures referenced in these Findings shall be
conditions of project approval to be monitored and enforced by the City pursuant to the building
permit process and the Mitigation Monitoring Program. To the extent feasible, each of the other
findings and conditions of approval made by or adopted by the City in connection with the project
are also incorporated herein by this reference.
N.

Custodian of Documents

The custodian of the documents or other material which constitutes the record of proceedings
upon which the Director's decision is based is the City of Los Angeles, Planning Department,
located at 6262 Van Nuys Boulevard, Room 351, Van Nuys, California 91401.
O.

/

Recirculation Not Required

(a)
CEQA requires that the lead agency recirculate an EIR when significant new information
is added to the EIR after public notice of its availability has previously been given but prior to its
certification. "Significant new information" requiring recirculation inciudes, for example, a
disclosure showing that:
(1)
A new significant environmental impact would result from the project or from a
new mitigation measure proposed to be implemented;
(2)
A substantial increase in the severity of an environmental impact would result
unless mitigation measures are adopted that reduce the impact to a level of
insignificance;
(3)
A feasible project alternative or mitigation measure considerably different from
others previously analyzed would clearly lessen the environmental impacts of the project,
but the project's proponents decline to adopt it; or
(4)
The draft EIR was so fundamentally and basically inadequate and conclusory in
nature that meaningful public review and comment were precluded.
(b)
Recirculation is not required where the new information added to the EIR merely clarifies
or amplifies or makes insignificant modifications in an adequate EIR.
(c)
If the revision is limited to a few chapters or portions of the EIR, the lead agency need
only recirculate the chapters or portions that have been modified.
(d)
Redrculation of an E1R requires notice pursuant to Section 15087, and consultation
pursuant to Section 15086.
(e)
A decision not to recirculate an EIR must be supported by substantial evidence in the
administrative record
The Final EIR documents changes to the Draft EIR. Section II.C of the Final EIR provides
substantial evidence that the changes to the Draft EIR do not do not result in new significant
impacts and do not warrant circulation of the Draft EIR.
The Final EIR provides additional analysis that was not included in the Draft E.IR. Furthermore,
Responses to Comments contained in the Final EIR fully considered and responded to
comments claiming that the project would have significant impacts or more severe impacts not
disclosed in the Draft EIR
Furthermore, the Responses To Comments include substantial
evidence that none of these comments provided substantial evidence that project would result in
E NV-2004-6000-EIR
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changed circumstances, significant new information, considerably different mitigation measures,
or new or more severe significant impacts than were discussed in the Draft EIR.
P.

Textual Refinements and Errata

/

Textual refinements and errata were compiled and presented to the decisionmakers for review
and consideration.
The Planning Department staff has made every effort to notify the
decisionmakers and the interested public/agencies of each textual change in the various
documents associated with the project review. These textual refinements arose for a variety of
reasons. First, it is inevitable that draft documents would contain errors and would require
clarifications and corrections.
Second, textual clarifications were necessitated in order to
describe refinements suggested as part of the public participation process ..
Q.

Uses of EIR

The City is certifying an EIR for, and is approving and adopting findings for, the entirety of the
actions described in these Findings and in the EIR as comprising the project. It is contemplated
that there may be a variety of actions undertaken by other State and local agencies (who might
be referred to as "responsible agencies" under CEQA). Because the City is the Lead Agency for
the project, the EIR is intended to be the basis for compliance with CEQA for each of the
possible discretionary actions by other State and local agencies to carry out the project.
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Documentation of Community Support
April 2013
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Documentation of Community Support as of April 2013
,I

Total Engaged Supporters

608

.,/

Hard Copy Support Cards

551

.,/

Online Support Cards

58

.,/

Video Testimonials

42

v Blog Comments

42

v Support Letters

62

Supporters who reside in Sherman Oaks

362

Supporters in adjacent communities and Greater Los Angeles

246

Social Media Engagement

725

v

Facebook Fans

447

v

Twitter Followers

278

Community Organization Endorsements

v

Sherman Oaks Neighborhood Council Board of Directors

./ Valley Industry Commerce Association (VICA)
./

Sherman Oaks Chamber of Commerce

.,/ Encino Chamber of Commerce
./

Sherman Oaks Neighborhood Council Land Use Committee

I

Local Businesses and Residents Voice Reasons for Support

;'

Economic Revitalization ...

.I

"Hi, I'm Brittany Sively and J work at Boc61Language Sportswear right here on
Ventura, walking distance FOIn where this project would be taking place. Ljust wanted
to share a little bit about my opinion on the project. J think it's great, not only for
residents that work in the area. J mean it's awesome to be able to work within walking
distance, save all that gas money. You know, it's kind of expensive here. There are a lot
of small businesses that it would help out. 1 mean, having all of those people possibly
live within walking distance would up thefoot traffic in our stores and help out small
businesses and small business owners, in a way that kind of wouldn 't happen without a
project like this. So, I'm way for it and that's my opinion.
H

-Brittany Sively, Body Language Sportswear

t:

-- --1

"Hello my name is Peter Villalobos. J am here to say that I am interested, very much so,
in. the development that is a.bout t.o takeplace. The
e country needs an eC(.momic
boost and Sherman Oaks is, well you know, not an exception here. So, yes, I am all for it.
My name is Peter Villalobos. I'm at 4736 Burnett Ave, Sherman Oaks CA. And keep me
informed. Thank you. "
.

I - Peter

Villalobos, Resident

"Hi, I'm Larry Cohen from Bel Air Exteriors and 1just want to say that Sherman
Oaks needs more quality builders that are building residentialfacilities. And, I think
500 families will benefit all of the businesses in Sherman Oaks because they are
, local and reachable and the traffic, depending on living within the project area.
Inflow is a good thing. Have a great day. "

-Larry Cohen, Bel Air Exteriors

I

local Businesses and Residents Voice Reasons for Support

Economic Revitalization. ...
"Hi, my name. is James and I'm the manager here at Dementia at 1452 Ventura Blvd
, And business has been harder the last few years here in Sherman Oaks and we are
definitely open to any businesses opening up, just to help our business. You know, if's
- all one bigfamily out here in Sherman Oaks and we take care of each other. And, we
really appreciate anJl new businesses or any new revenue coming into the
neighborhood. Thanks. "

-James Mayer - Manager, Dementia
"I think the project is going to be a great asset to the community. 11'1·
going to bring in lots of revenue, not only with the building of the
project, but also with the new people moving in. "

I

-Jody Vandagriff - Co-Owner, Onyx Salon

"We're seeing lots of businesses open and we feel really encouraged 1think
the location is wonderful because that lot is empty its not doing anything. It's a
bit a/a blight. The more development there is, we'll get more people moving in.
People enjoying. the neighborhood, itfeels more like a community. II Villaggio
Toscano is important. It will create a central hub of people who can walk lIml
live and shop and it continues toflow out to businesses, particularly on Ven.tura Blvd. It's a known place for people to come. II Vlllaggio Toscano is close
enough to the Boulevard to entice people to see what's going on. We've got so
many pockets along Ventura Blvd."
r

-Lisa Sirlin Hall- Owner, No Roses Gallery

"I'm a studentfrom Valley College. Ijust came here, I'm interested in this
because the San Fernando Valley needs something a little bit different
because it's not/air that L.A. has more than here in the Valley, so 1just
came here because I'd like to see some really different designs. 1'111 in
architecture because that's my major. 1 really like to see this project to
create morejobs to get more of the economy forward.Ljust simply like to
see this more in the Valley. 1 grew up here/or a long, long time, my parents
have lived here for 27 years. Now that l-vehave public transportation and
everything including the Orange Line. "
I -

Rolando Chavarria,

L

Resident

~

I
I

I

I
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Local Businesses and Residents Voice Reasons for Support

Walkability ...

"!am a 20-year resident of Sherman Oaks and a 54-year resident of the San Fernando .
Valley. And !like this project and if there was, you know, nice places to come to, I
would definitely walk here. ] live at Kester and Ventura Blvd. right now and I'm at the
farmers market. And! walked here and I walk and walk and would continue to walk
here ifthere was interestingplaces to come to or eat or ta hang Out. I like the
project. "

-David Goldenberg, Resident

=»:

r

"I'm a
reside:t l~ere ~nS~1erm.anOaks,..: believ,estrong/y in,the
Toscano project. We believe It will bring a more European aura to our
neighborhood and we like the idea of more people on the street, walking
distances and being able to enjoy being out of the car more often."

-Paul Koslov, Resident

"Ijust thought the project was sensible because it utilized a space that's
not really being used for anything and quite frankly it's just an empty lot,
but it can be so much more. It really is a sensible and creative approach to
urban life to have housing and retail in the same location and I can 't see
anything wrong with it.. There is way more good than on the bad side . Just
the project alone will create jobs and get our economy going which is the
key to everything right now. it will bring I~{'e to the area and that's really
I what we needfor our economy, to bring l({'eto OUI' economy. "

- Dale Brandenburg, Resident

/
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Local Businesses and Residents Voice Reasons for Support

Walkability.

.I
..

Go

"Not only that, once people get home they can shop there they can do all
kinds of things. They don't have to get in their car and go anywhere. They
can take a walk, go to a restaurant. I'm lookingfor that. We'i-e all due for
this. I lived herefor 37 years. "

I-Marge Gottji'ied, Resident

"It's going to be greatfor the area that it's going to reduce
the car traffic and put the people aregoing to walk to their
places, eating, shopping, dining, or so. "

-Ed Keolyan, Manager Fazio Cleaners

'1like the idea of having a more of a pedestrian style
environment. It 's nice if residents can walk somewhere - to a
restaurant, dry cleaning, coffee shop - rather than have to get
1 ': th eir car. "

~avid

Thompson, Resident

"There may be a grocery store and walkability and a lot of
different things is ideal. "

I-Jennifer Lebovitz, Resident
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"Every day I come over to Sherman Oaksfor work and it would he
awesome if I could walk over to work. "

-Amy Sears, employee, Sherman Oaks Galleria

",

Local Businesses and Residents Voice Reasons for Support

Retail activates the area..

.'
e

"We have been talking about how silly it is that
there aren 'I shops here near the apartments. "
-Jeser Family, Residents

"We walk around here all the time, and you turn the camera, you can
see how ugly it is back there. We have been talking about how silly it
is that there aren't shops here near the apartments. And you guys are
trying to do it! So, to anyone who is [complaining} about the traffic, I
say, get over it. Right, Eli? Can you say, "I want il Villaggio?"

-Jeser Family, Residents

"My name is Joe Love. I'm with the Chamber of Commerce, the Treasurer
on the Board. I think this project is going to befabulous once it gets going.
You know with the residential, the retail, the market - everything is going to
be absolutely super. And, this is the perfect plot of land for it. "

-Joe Love-Treasurer, Sherman Oaks Chamber of Commerce
and Owner, Love's Software and Computers

I

"Hi, my name is Beau H offman and I've lived in Sherman Oaks for about J 5
years. And Lfully support the if Villaggio Toscano project here in Sherman
Oaks. I love the idea of a market place, being an upscale market place, and
all the different residents that would be here. And, !would definitely move
here if I could do it. I would move here actually. So thank you for doing this.
J jidly support it. Let me know what you need/rom me. ,.,

-Beau Hoffman, Resident

./
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Local Businesses and Residents Voice Reasons for Support

Demand for Shops and Retail. ... '
"Hello, J am Joseph and I work a/Beauty Bar-the Salon. We greatly appreciate the
new location opening up on Sepulveda, and J guess it's right by the freeway? My lease
is coming up in about a year and a half and J 'm willing to relocate to a better location
and J think this is a fantastic ideafor residential and business downstairs. "

-Joseph Esfahari - Owner, Beauty Bar-The Salon

L
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"Hi, my name is Donovan 0 'Conner and I'm the manager here at Max Fitness. 1
would love to see some retail stores and shops go up here as well as some restaurants
and some residential areasfor this lot here in Sherman Oaks;"

-Donovan O'Conner-Manager,

I

Max Fitness

"Hi, we moved right h'ere ~othe Grand Apartn~e~ts a few months ago .. We have been
living somewhere where we couldn 't walk anywher: and there wasn't vel)' much stuff
to do. Kind of a bad nelghborho~d. W: would love It if.there,was more.stuf} to walk
to around here, We walk to the Galiena but thai gets land of old So, ~fthere was
more to do, especially if there was a market, J see a market on there, that would be
awesome.

-Eric Lebovitz, Resident

I

Local Businesses and Residents Voice Reasons for Support

Improve the Community.

.I

••

''I'm really tir~tl oftl'll! i?ntp.fJ l(Jt~Il'sjust an uglye)!l!soY:(t.
I'm just su.rpri¥(ul tltaL1l}:l;JlOHJ! appos~s the pf,tJje.ct. 1)
-Jason SWlu~nJ, Resident

"Hi, my name is John and I'm the owner of Max Fitness Academy. And what we
would like ensurefor Sherman Oaks is, we'd like to have a development of where
this is going to be right here. We'd like to see some retail stores along with
affordable living units, and, to see, Sherman Oaks get prettier."

-John Youn-Owner, Max Fitness Academy

r "How's it gain;;? Gene Sl~ankel' here at 4702. I think it's a great idea you are
going to build over there. 4051101 interchanges - it's a waste of space just
into the area
and some shops. Keep building that area up. Yeah, definitely. "

I leaving it alone. So might as well bring some nice looking people
-Gene Shanker, Resident

~

J

"Hi 1'11'1 Jason Sweeny and I'm really tired of the empty lot. It '.'1 just an ugly eyesore.
I'm just surprised that anyone opposes the project. You know I've been waiting to
hear what's going to happen to that lot for many years, and the renderings look
great. 1do really like thefact that it tapers off and it's going to finally block the
freeway so you don't see the freewayfrom Sepulveda and we live ver)! close to their.
We walk. to the movies all the time and it would be great to walk to the grocery store
and just the neighborhood a little bit better. It will increase the value a/my property
because the neighborhood itself would be in better condition. It wouldn 't be run
down or decrepit. "

I

-Jason Sweeny, Resident
f

__
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Local Businesses and Residents Voice Reasons for Support

Improve the Community ...
"1 think this project could be a really huge benefit to the neighborhood. 1
actually live in the neighborhood just right across from Sepulveda and
that lot has been vacant j'or so many years. It's hideous to look at, and I
think it would be nice to have apretty, bcclUt(li(/ building and project
that has mixed-use, so there'sstuff for the neighbors, There will be a
, beautiful grocery store, we can walk to it, kind oflike the Farmers Market
is there now. There will be plenty of parking, so that doesn 't seem to be a
I big issue, andI think this would be a really nice looking development in
the neighborhood"

I

I -Elizabeth

Marquet, Resident

I

--.l

~~~~ I "My name is Richard

and I 'm over here at this desk looking at what's being
proposedfor this part ofSherman Oaks, I'm really excited to hear they're going
Ito do something about this little patch of land. I'm also interested in finding out
more about it because I think it's a really good idea to have commercial. You
need more commercial, which leads to more residential. Not only that, you'd
improve your community. When you improve your community, you draw more
~people to ,?ur community - you just draw more. This is the system, )if/henyou live
here, everything/everyone gets along, everything goes smoothly - we have a nice
town and people will want to come and live i17 Sherman Oaks, I'm {(.real estate
appraiser and values go lip with that kind afstuff; Have a good day. "
l

-Richard Govea, Resident

We have been here over 30 years now. Vacant places would he nice to be
filled with other ideas and new ventures,

-Fiquin OrdughliaJ1~ Manager, La Galette French Pastry

/
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Local Businesses and Residents Voice Reasons for Support

Improve the Community. ..
"This so positive and such a plus. It's exciting. It's like when I saw just the picture in
the parking lot. I mean the lot that you own. [picked up the cell phone at 60 'clock in
the morning and I couldn't wait to talk to YOLI guys. It;s a tremendous plusfor the
neighborhood Not only the beauty and the aesthetics that are added to the
neighborhood but themoney for the business community is going to contribute
because you're attracting not that many more bodies, but your attracting quality
bodies who got the wherewithal. f was born and raised in Sherman Oaks, I've been
here all my life. I've seen it when it wasn't any good"

-AI Gottfried, Resident

"Hello, my name is Marcia Rosenberg and, Ijust stopped by and f noticed
that there's going to be new construction in the. area and f was just
mentioning that [ think it's a good idea. Instead a/having an empty lot,
we'll have nice retail area where people can come and shop and that is
what we need in the neighborhood Actually, I think that we need a brand
new mall in Sherman Oaks because the one that we have is kind of old
fashioned and not very many nice stores.Tt would be wonderful! f would be
able to walk to the store and it would be really nice. f look forward to
having, new construction in the area. So, that's good It's good
improvement. "

I;-----~

-Marcia Rosenberg, Resident

I
I

"I'm Don LeStrange. I've lived in. Sherman Oaks, [ guess, since 1976, and kind of
seen afew changes in Sherman Oaks that was kind of eyesore to me since the 94'
earth~uake and prett.y bad and eve? year it's like, \1~hat's goil1g~o happen to that?
What s going to happen? And nothing happens. It will be kind of a shame to see
the Farmers Market go but maybe there's a way of making that happen on the
parking lot and I'm not sure ifyou can make that happen. It's just good to have an
alternative place to go to, night out, or just be able 10 walk: I live close to that.
Make the community a little bit better. "

I -Don LeStrange, Resident

;

l
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Local Businesses and Residents Voice Reasons for Support

Improve the Community. ..
-.--
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"1'm Dan Contreras and I live approximately 2 blocks away from the project. And,
for me 1think it's you have to take the pluses with the minuses. And for us, it's
going to impro.:e the. definite eye sore that th.at pa...reel has h.ad for many. .many
years and, 1said, asfar as some oj the latest, ,prOposals and how to decrease the
~
size of the residencies, is going to alleviate the downside. And I think it's the only
downside that we have and that's the traffic. But, here in L.A. we all deal with that
traffic. I think it 's going to be a place for us to have an alternate shopping venue
as well as some restaurants and some new neighbors, so it will be great. Thank
you.

-Dan Contreras, Resident

Southern California's Leading Transit Advocacy
Group
p.o. Box 567 * San Fernando, CA 91341-0567
Voice: 818.362.7997 * Fax: 818.364.2508
www.transitcoalition.org
The Transit Coalition (8 project ofLACBC) is a nonprofit
public charity exempt from federal income lax under
Section 501 [cl(3) of the Internal Revenue Code
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Tuesday, February 19, 2013
City of Los Angeles
Department of City Planning
Attn: Nicholas Hendricks, City Planner
6262 Van Nuys Blvd., Room 351
Van Nuys, CA 91401-2763
Sent via e-mail: nick.hendricks@lacity

/

..org

RE: Case # CPC 2010-3152(ZC) (HD)(SPE)(SPR)(SPP) (CUB) - 4827 Sepulveda
Boulevard, il ViUaggio Toscano
Dear Mr. Hendricks:
I urge the Department of City Planning to approve il Villaggio Toscano as it is the type of
transportation oriented-development
.inthe San Fernando Valley that Los Angeles
needs to help accomplish the City's Transit Corridor vision.
This project will revitalize an empty lot into a high-quality housing and retail community
on the corner of Camarillo S1.and Sepulveda Blvd adjacent to the 405 freeway and the
Sherman Oaks Galleria. The proposed project offers key features to reduce car
dependence and enable Los Angeles to grow sustainably in the future.
• The il Villaggio Toscano project is positioned near seven different Metro Bus Lines
within walking distance, three of which are Rapid Bus lines, providing connectivity and
access to the Orange Line and the Red Line.
• The project is also located in the heart of the current Metro Sepulveda alignment study
for the East San Fernando Valley transit corridor project, providing an opportunity for
the Planning Department to optimize this site for future transit opportunities.
• The site in question is currently a vacant lot, right at a major gateway to Sherman
Oaks. This lifeless property has the opportunity to be transformed into a place for
gathering, shopping., and living within walking distance of office space, current and
planned public transit, restaurants, entertainment and retail.
• It is within 6.5 million square feet of office space ..This is an optimal location to help get
commuters out of their cars by providing much-needed housing near their office and
transit connections.

• II Villaggio Toscano is an opportunity to plan for the future ofthe S.F. Valley by
locating density near current and planned transit corridors, which is essential to
facilitate the success and utility of public transportation in Los Angeles.
• Along with millions in fees and mitigation contributions, the developer has guaranteed.
discounted bus passes for residents, an on-site transportation coordinator,
vanpool/carpool preferred parking and will work with LADOT and the Council Office to
establish a pilot TMO for the area.
• The project will include over 450 bike parking stalls to accommodate residents, retail
employees and patrons.
For these reasons, The Transit Coalition, urges the City of Los Angeles to approve the iI /
Villaggio Toscano project as currently proposed by the developer. Any reduction in
density is a disservice and would result in a wasted opportunity to maximize this
location that is ripe for transit-oriented development. It is essential that the Department
plans ahead to support density near transit options.
By locating housing near transit, it helps make transit a more feasible and desirable
option for all stakeholders and puts Los Angeles on track for reducing car-dependence
and maximizing transit ridership. Other transportation management options and
infrastructure have been stretched to the limit. Please approve iI Villaggio Toscano as a
step toward a taking a viable approach to tackling our transportation problems in Los
Angeles.

~1?aJ
~

Executive Director
cc: Tom LaBonge, Councilmember

4th

District;

Jonathan

Brand, Deputy Chief of Land Use Planning

/

THE POLARIS
G

R

FINANCIAL

0

U

P

CONSULTIN

ROBERT L RODINE
Principal Consultant

14649 TUS~rIN STREET
SHERM.AN OAKS, CAUPORNIA

91403

(818) 789-7319
FAX
(818) 789-1218
polarisrlr@shcglohal.net

PHONE

February 18,2013
Via Email Attachment
Re.: il Villaggio Toscano

The Honorable Tom LaBonge
Tom.labonge@lacity.org
Mr. Nicholas Hendricks
L.A. City Planning Department
Nick.hendricks@lacity.org

Dear Councilmember LaBonge and Mr. Hendricks:
Over a very long period, I have observed countless community meetings at which Mr ..Paul and
representatives of his firm have made many presentations regarding the above referenced project.
During this time, at the request of community members, Mr. Paul and his staff have made
changes in the magnitude and form of this project in response to the community, virtually all of
which have been to the economic detriment of the developer. But they have made a herculean
effort to satisfy as many of the desires of the community as possible.
This project began as an extremely positive architectural addition to our community, and in spite
of many diminishing community demands it is still a beautiful architectural addition to our
community. It is perfectly conceived for its setting, providing avery pleasant curbside view, and
at the same time insulating our community from the vast negatives delivered to us; buy the
junction of two of the busiest freeways in California.
I truly don't understand how people could ask for more, especially when one considers how they
have so willingly allowed the intrusion in our family oriented community of three "head shops,"
three sex products stores, one with mannequins in their store front windows facing on Ventura
Boulevard, and two tattoo parlors. All of this blight within no more than 700 yards of our local
elementary school. It is odd that folks would pick a Very accommodating and aesthetically

/

.I

compelling il Villaggio Toscano to complain about, but not a whisper about these other eight
locations that degrade the appearance of our neighborhood and damage property values.
We have waited eighteen years for some courageous businessman to place his investment capital
at risk to cure the blight at Camarillo and Sepulveda. Now we have a very desirable project and
people, without having analyzed the traffic mitigation measures can find this issue to complain
about. The complaints along this line are not driven by well established, analytically supported
facts, and should not be allowed to thwart this project, any more than we should allow any
further complaints about this project to delay its development when we have done nothing about
the blight of head shops, sex shops and tattoo parlors.

/

.I

I have examined an economic analysis performed by the very credible Los Angeles Economic
Development Corporation ("LAEDC") and some truly breathtaking facts leap off the pages. On
the residential side of this project $6.5 Million will be spent in our community. Not all of this
will be new because folks who are already neighbors will surely move into the facility. But I
would doubt that 10% of the tenants will come from the community and that leaves very
substantial new spending in the community of$5.9 Million per year. The people moving into the
new units will spend on average $2, 1OO/month in rent While there will be some 1,47Qjobs
created by this project during Construction, and it is inevitable that some tenants of the project
will establish new businesses in the community and that will create still more ongoing jobs that
have not existed in the community, The spending habits of the resident will inj ect $11.4 Million
into our economy and that alone will create 115 addition jobs over and above the 1,470
construction period jobs. I believe that the economic impact ofthis project will undoubtedly
exceed the forecast of LAEDC, only serving to make this project even more attractive.
This is a project with countless benefits and we should do everything in our power to be sure that
we don't lose it. The Sherman Oaks Neighborhood Council has supported this project and I
encourage the Planning Commission and Council Office to do so as well.
Respectfully,

From: Iwat4ever@gmail.com [mallto:lwat4ever@gmail,com]
Sent: Wednesday, February 13, 2013 1:00 PM
To: nick.hendricks@lacity.org; tom,labonge@lacity,org
Subject: I support iI Villaggio Toscano

On Beha.lf Of Laura Watkins

Hi Mr. Hendricks,
I am writing this to let you know that I support il Villaggio Toscano being allowed to go up, I live right
across the street from that vacant lot where they want to bulld, and I am very excited to have the shops
they plan to put in be in walking distance from our house .. Some of alternative ideas to fill that lot not near
as much of an asset to the community, and I hope you will vote in favor of the project proceeding, Our
neighborhood is quite close knit, and most of us share this view.
I am happy to elaborate!
Sincerely.
Laura Watkins
818.231.4974
www.p5audio.com
Follow us on Twitter: http://twitter.com/P5audio

/
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Subject: I Support II Villaggio Toscano
From: "Barbara Kirk" <bkirk@wwdb,org>
Date: 2/11/13 4:41 pm
ro. info@imagineshermanoaks,com
It's about time that Sherman Oaks got rid of that huqeernpty dirt lot and built something classy. Not sure
who else I need to email. Please pass this on or tell me who to email.
J
Best Regards,
Barbara Kirk
Live at 15270 Sutton St
Sherman Oaks, 91403

.I

Subject: Support for II Villagio Tuscano
From: Cameron Campbell <camecamp@gmail.com>
Date: 2/14/13 6:04 pm
To: Tom.LaBonge@lacity.org,
Nick.Hendricks@lacity.org
Hi.
I am writing to express my support for the proposed II Villagio Tuscano project. I can't attend the meeting
on the 19th because I will be teaching that day.
I am a
years,
renting
on the

resident of the neighborhood, and have a stake in the outcome of the decision. For the last 2.5
I have lived at 15225 Dickens St. I moved here with my family from Westwood in 2010. We are
right now, and contemplating buying. Whether or not we remain in the neighborhood will depend
outcome of the decision for the project.

Myown assessment of the area is that it is promising, and has considerable potential for improvement,
but right now is not nearly as appealing as parts of Sherman Oaks further to the east, or Encino further
west.
One of the main problems is that Ventura Boulevard from the 405 to Noble, and perhaps further, is still
relatively unappealing relative to sections of Ventura Boulevard further east. This is to some extent
compensated for by the concentration of businesses on Sepulveda (or nearby) just south of Ventura,
including the Blue Dog, the Whole Foods, and some of the restaurants across the street, including the
newly opened Little Izaky-Ya. Ventura between SepuJevda and Noble is not a particularly inviting stretch
of street.
An even more serious problem is that quite frankly, with the exception of the Galleria, Sepulveda north of
Ventura is blighted all the way to Burbank. I run in the mornings, often before dawn, and I run on Ventura
to Coldwater Canyon and back, rather than northward, because the stretch of Sepulveda from Ventura
north is simply disturbing, with the exception of the Galleria. On the occasions when I have run north on
Sepulveda, on either side, between Ventura and Magnolia, or even Burbank or Victory, I typically come
across discarded condoms, beer cans, bottles of malt liquor, and other detritus.
The proposed development would go a long way towards improving Sepulveda north of Ventura. By
bringing in a large number of residents, and providing space for additional businesses, it would
completely change the environment. As far as I am concerned, the more development at the location, the
better. I am perplexed that anyone would suggest any restrictions whatsoever on the numbers of units as
or business, and would be perfectly happy with a much larger development than the one proposed.
Given that the proposed development will take place at a vacant piece of land adjacent to the intersection
of two major freeways, I think we should be thanking anyone willing to build there, rather than throwing up
obstacles.
One potential contribution of the proposed development that I especially want to emphasize is the
availability of an alternative to Whole Foods. If I understand correctly, part of the plan for the proposed
development would be space for a retail store, perhaps a grocery store. Being right next to Whole Foods
. would be great if I enjoyed paying outrageous prices for small amounts of organic food, but right now I
would prefer to be able to walk to a Trader Joe's or Ralph's or equivalent. The Pavillions on Ventura near
Kester is dilapidated and sorely in need of renovation, and not even within walking distance.
Right now my wife and I are discussing whether we want to remain in this neighborhood, or move back to
the West Side. Right now we are renting. The prospect of a major development like the proposed II
Villagio Tuscano would make us much more likely to buy here, perhaps north of Ventura. Right now the
area north of Ventura is not yet appealing to us because of the lack of shopping within walking distance,
but the proposed development would go a long way toward remedying that.

/
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Please approve the proposed development.
For identification purposes only, I am a professor.

My wife is an accountant.

regards
Cameron

/

http://camerondcampbell.me
Phone: +1.310.893.097.5
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Subject: II Villagio Tuscano and public transit
From: Cameron Campbell <camecamp@gmail.com>
Date: 2/20/136:58
pm
To: nick,hendricks@lacity,org,
tom.labonge@lacity,org

Dear Tom and Nick,

/

I understand from a recent email update from Imagine Sherman Oaks that the proposed development II Villagio
Tuscano isn't considered translt-orlented development. Frankly, I don't understand that. I am sorry that I was unable
to make the meeting to comment in person, but I had a course to teach.
We reside at 15225 Dickens, very close to the intersection of Ventura and Sepulveda. I can't think of an area in this
part of the Valley that is better-suited to public transportation. I speak from experience.
Every morning, my wife boards the 750 at Ventura and Sepulveda and rides it to Universal City. She takes the
subway one stop to Hollywood and Highland, and walks to her office. She takes the subway back in the evening and
then the bus back home. She has given up the parking pass at the Hollywood/Highland complex that her employer
offers because she prefers public transit. And. on weekends, I run to Universal City and take the bus back.
Meanwhile, I have direct bus access to UCLA, where I teach. I do drive on weekdays because my son attends UCLA
Lab School and I need to have him at school at a very specific time, 8:30am, On weekends and school holidays, I
take the 761 when I need to get to campus. Our son will be starting middle school next year and will hopefully be
taking a school bus that picks him up nearby, without my driving him. As soon as I don't have to drive him to UCLA
Lab School, I will switch to taking the bus, because I really don't like driving.
We also use public transit in the evening. Last Saturday night; when my wife and I had dinner downtown at Industriel
and then attended a performance at REDCAT, we took the bus to Universal City, and the subway downtown and
back, because that was easier than driving down and then trying to find parking. It also allowed me to have wine with
dinner.
My father lives with us (he is 80) and one of the attractions for him of spending time with us as opposed to spending
time with my sister in London is that he loves our location because of its proximity to public transportation. As you
may know, London is distinguished by an outstanding public transportation system. He likes our location near the
intersection of Sepulveda and Ventura because it allows him to take public transit all over Los Angeles.
I find it mind-boggling
transit.

that there would be any question about the suitability of the proposed development for public

Frankly, I think we should be grateful to anyone who wants to invest in this area, Several times a week, I run along
Ventura from Sepulveda to Fulton or Coldwater Canyon. and I am struck by the deterioration of the area.
Increasingly, it seems to be dominated by nail spas, massage parlors, spas, medical marijuana, pet supply stores,
and more recently discount lingerie/adult toy/porn stores like the one just west of Van Nuys, and the new place that
has opened on the ground floor of the office building between Kester and Noble. This is clearly an area in need of
help, and I can't think of anything that would be better for the neighborhood than a high -profile development that
would bring in new residents.
Please approve the proposed development.
regards
Cameron

http://camerondcampbell.me
Phone: +1.310.893.0975

Subject: Letter of Support - il Villaggio Toscano
From: Natasha Dhanji <tasha icy@hotmail.com>

.I

Date: 2/14/13 12:38 pm
To: nick.hendricks@lacity.org
Cc: tom .labonge@lacity.org
To Whom It May Concern
Hi,
My name is Natasha Dhanji and I am a Sherman Oaks resident I fully support il Villaggio Toscano. My
husband and I moved here 3 years ago and we love it However, would love to see some great
development like il Villa,ggio Toscano to not only provide more job and beautify but motivate and provide
an evening outlet. We are also planning a family this year and this would be a great hang out place for
stroller moms. Sherman Oaks does need a face lift and this gives us more reason to be part of this
community.
Please if you could give a green light to this project as it will benefit a lot of Sherman Oakers. It will help
the community to get more involved, enjoy and be proud of their choice for a better lifestyle in Sherman
Oaks.
Thank You,
Natasha

/
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From: Steve Garrett <S8 garrett@yahoo.com>
To: "nick.hendrlcks@lacity.org"
<nick.hendricks@lacity.org>
ce: "tom.labonge@lacity.org" <tom.labonge@lacity.org>
Sent: Thursday, February 14, 201310:35 AM
Subject: II Villagio Toscano
Dear Mr. Hendricks,
I am an Encino resident and very active in supporting the Encino/Sherman Oaks community. While I
unfortunately cannot attend the Hearing for il Villaggio Toscano due to my work schedule, I hope this
letter strongly conveys my desire to see this project built.
This is an opportunity to bring employment and commerce into our neighborhood, something that many,
many communities are struggling with. In addition, the green space, downsizing of the apartments and
transportation considerations have been met to the fullest degree. This is a project our community needs
and will greatly benefit from.
We are always looking for ways to beautify our neighborhood,
space currently is a dirt lot. It is not a pretty sight to see.

and this project is it As you may know, the

I know that me and my family will be grateful for an appealing, beautiful space in this area that we can
enjoy, shop at and walk through.
Please listen to the many, many residents and community supporters that want to see this project built so
we can enjoy it together.
Regards,
Steve Garrett
Encino Resident & Supporter for II Villaggio Toscano

/
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Subject: important to develop as many units as possible @il villaggio toscano
From: SASEARCHES@aol.com
Date: 2/14/138:31 am
To: tom.labonge@lacity.org,
nick.hendricks@lacity.org,
info@imagineshermanoaks.com
Co: leonardcal@aol.com
I have lived near sepulveda and ventura in sherman oaks in excess of 40 years.
to develop this area with as many apartment units as possible.
Leonard B. Schneider
(818) 990 0103

I believe it is important

/
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Subject: Yes I approve Villa
From: Judy Singer <jsinger@themetasystem.com>
Date: 2/14/132:42
pm
To: "info@imagineshermanoaks.com"
<info@imaqineshermanoaks.com>

Sherman Oaks could really benefit from this Villa.
/
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From: Vicki Nussbaum [mailto:vicki@shermanoakschamber.orgl
Sent: Monday, February t t, 2013 3:36 PM
To: nick.hendricks@lacity.org
Cc: .info@imagineshermanoaks.com
Subject: SUPPORT IL VILLAGIO TOSCANO
We support II Villagio Toscano and all it will do to improve the Sherman Oaks community:
•
•
•
•
•
•
•

Open plazas
Green space
$19 ..1 million in City revenue
$300,000 investment in traffic improvements
Transit, bicycle and parking amenities
More shopping options in Sherman Oaks
The transformation of a vacant lot into a community gathering space to the benefit of neighbors
and local businesses

Thank you,
Vicki
Vicki Nussbaum
Executive Director
Sherman Oaks Chamber of Commerce
14827 Ventura Boulevard, Suite 207
Sherman Oaks, CA 91403
(818) 906 1951
LearnMoreAboutThe ShermanOaksChamberofCommerce

J
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From: Bruce Gri.dley [mailto:bgridley@kbblaw.comj
Sent: Monday, February 11, 2013 6:09 PM
To: tom.labonge@lacity.org;
nick.hendricks@lacity.org
Subject: M. David Paul il Villaggio Toscano Project.
I understand that there is a planning hearing on February 13, 2013. Because the meeting falls at atime I
am otherwise committed, I am offering my support for il Villaggio Toscano Project via this email.l shall
summarize the reasons for support in this email. I also attended about a half dozen neighborhood
meeting about the project and presented those reasons for support orally at these meetings.
While I am not sure that a commentary should begin with addressing those In opposition to the project,
because that opposition was expressed on Sunday as I met with the project opponent, it is fresh in my
mind.
The opponent spoke about two issues. First, traffic concerns and second, the type of person who might
live in the project.
I can understand the impact of any development in the east San Fernando Valley having an impact on
traffic. The assumption made by the opposition is that those living in il VUlaggio Toscano Project will be
no more inclined to pursue reasonable commutes than those who are the objectors in their life decisions.
As I listened to my friend, and recall the comments at the various neighborhood meetings., expressing that
concern. What is unique about this project is its location, and that it possesses, because of its location, an
opportunity to break the Los Angeles commuting cycle. Adjacent to shopping at the Galleria, adjacent to
sustain employment on Ventura Blvd., iI Villaggio Toscano Project is positioned to make the routine
daily activities not necessitate a commute. And further, its position adjacent to mass transit, suggests that
ll Villaggio Toscano Project could well be a guide for successful urban density growth. Thus, while we
might not favor a project of the this size elsewhere, the setting of this project seems to be the model for
the future. Like, for example, the recent successful residential development adjunct to the Farmers
Market or also recent residential development of the Victoria Gardens project in Upland, our urban
planning model must be to try to match residential needs with the commercial needs of the residents. In
my opinion, il ViUaggio Toscano Project does that.
The second critique expressed by my friend and project opponent is that il Villaggio Toscano Project
would attract renters, who as a group, would not be committed as home owners, to the long term benefit
of this community. My initial reaction was to view the critique as economic elitism, partially as the person
expressing the opinion to me implied certain ethnic bias. But accepting the concept of commitment as
important, what strikes me about this rental project and its scope, it means that the developer has a large
economic commitment in the maintenance and preservation of this project over the lonq term ..This project
will be a monument to their company, and its success is going to be essential for the continuing credibility
of this developer. il Villaggio Toscano Project has the feeling of a signature not only for the developer
and the community.That Sherman Oaks will be the site of a major developer shown its belief in the
community by its investment in a major project. Essentially, il Villaggio Toscano Project is an
affirmation of this community.
To my friend in opposition, I described the evolution of the project as M. David Paul responded to
community suggestions. I have been impressed by the modifications which cam as those who had doubts
ought to have the project more closing match their concept of an accommodation between growth and the
unproductive current use of the land at a major cross roads of the San Fernando Valley. Currently it is an
eye sore. This is a valuable land aggregation in a community where that is not often possible. In my
opinion, il Villaggio Toscano Project is the best use for this valuable location.
Bruce Gridley, 14929 Dickens Street, Sherman Oaks, CA
Business Tel..: (213) 625 0151
E-Mail: bgridley@kbblaw.com

II

Facsimile: (213) 625-0931
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From: "Robert L Cohen DDS" <smiledds@earthlink.net>
Date: Thu, Feb 14,20139:10
pm
Subject: Please approve II Villagio Toscano
To: "Tom.LaBonge@lacity.org"
<Tom.LaBonge@lacity.org>
Cc: "Vicki Nussbaum" <vicki@shermanoakschamber.org>,
Camacho" <Maria. Camacho@consensusinc.com>

"Paul Krueger" <paulk@mdpa.com>,

"Maria

Dear Tom,
I am attaching a letter explaining why I am asking, on behalf of the Sherman Oaks Chamber of
Commerce, for your support of the approval of the II Villagio Toscano project, slated to be heard on
February 19th. As I am stuck in my office attending to my dental patients, I ask that you read and put into /
the record my letter sent on behalf of our Sherman Oaks Chamber of Commerce.
Thank you in advance of your reading my letter and for all your help for the Sherman Oaks Chamber and
Community.
Best regards,
Dr. Bob
Robert L Cohen DDS
Advanced Dental Care/Sherman Oaks
Phone: 818-990-7260
FAX:
818-990-1643
President
Sherman Oaks Chamber of Commerce
This message is intended only for the use of the individual or entity to which it is addressed, and
may contain information that is PRIVILEGED, CONFIDENTIAL and exempt from disclosure
under applicable law. If the reader of this message is not the intended recipient, or the employee or agent
responsible for delivering the message to the intended recipient, you are hereby notified that any
dissemination, distribution or copying of this communication is strictly prohibited. If you have received this
communication in error, please notify us immediately by telephone or return e-mail, and return the original
to us without making a copy. Thank you.

/

From: Nicole Rustigian <nicolerustigian@gmail.com>
Date: Fri, Feb 15, 2013 at 3:37 PM
Subject: I Support il Villaggio Toscano
To: nick.hendricks@lacity.org
Cc: tom .labonge@lacity.org
Dear Nick,
I am one of the younger residents of Sherman Oaks and fully support il Villaggio Toscano. Not only will
the development transform a vacant lot into something that people will use, but Sherman Oaks will have
the opportunity to set the tone for future smart growth development projects.
My community wants more retail options, and many of us agree that we want a place within our
community to meet with family, friends and neighbors. Someplace where I can walk my dog and not worry
about feeling like I am in a blighted area of town. This site is very unique, but so is this project. It makes'
complete sense to put housing and retail together in an area that is surrounded by various transportation,
retail and employment centers. This gives people my age more options and building developments like
this one will address future traffic problems. Living in a place where you can walk to work, shop and play
is a 21 st century solution to a 20th century problem. Traffic has plagued our community for years, and this
project is a step in the right direction.
I hope that you will take my letter into consideration when reviewing the project.
Respectfully,
Nicole Rustigian
4309 Noble Ave
Sherman Oaks, CA 91403

/
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Subject: il Villaggio Toscano
From: "TAMAKI, KEVIN" <kt1917@att.com>
Date: 2/15/13 4:50 pm
To: "nick. hendricks@lacity.org" <nick.hendricks@lacity.org>
Cc: "tom.labonge@lacity.org"
<tom.labonge@lacity.org>
Dear Mr. Hendricks:
As a business leader in the San Fernando Valley, I strongly support the proposed iI Villaggio Toscano
development as designed. As the local economy slowly recovers from the Great Recession,i1 Villaggio
Toscano will provideneeded short- and long-term jobs in construction, as well as permanent employment
in commercialand retail uses.
The company I work for, AT&T, has a local business presence with over 60 employees at its 4959
Sepulveda Blvd. complex, about two blocks away from the proposed site. These employees work and
shop locally, and I would enjoy seeing them literally walk to work from their residences at il Villaggio
Toscano; talk about a short, environmentally friendly commute!
As a city, we don't always get the opportunity to turn an empty, nuisance attracting lot into an attractive
(physically and economically) asset that benefits the community in multiple ways. il Villaggio Toscano is a
golden opportunity for Sherman Oaks and the San Fernando Valley, andl respectfully urge its approval
as designed.
Sincerely,

Kevin M. Tamakl
Director-External Affairs
AT&T
1150 S. Olive Street, Suite 2801
Los Angeles, CA 90015
213-743-7083 Office
213-7 45-8278 Fax
213-618-0435 Mobile
kevin.tamaki@att.com

/

Subject: II Villaggio Project for Sherman Oaks
From: "Stan Gerson" <sgerson@beitler.com>
Date: 2/21/13 8:26 am
To: nick.hendricks@lacity.org,
tom.labonge@lacity.org,

info@imagineshermanoaks.com

Planning Commission,
/

For the past 10 years, I have lived within walking distance to the II Villaggio Project. I also have my
business office just up the street a block from the Sepulveda Blvd, Ventura Blvd. intersection. I walk the
area a lot, I live 2.5 blocks from the main intersection and I also use public transportation from time to
time.
.I

The Chamber of Commerce approves the project, the Homeowners Association approves the project
which is telling you we want it in our neighborhood.
The location is ideal for someone to reside and they can actually use public transportation and walk to
almost anything they need.
Let's not put importance on "Red Tape" and support a project the community desires.
Sincerely,
Stan Gerson

Stan Gerson
Vice President
Beitler Commercial Realty Services
15165 Ventura Blvd.
Suite 310
Sherman Oaks, CA 91403

Office Direct: 818-849-3541
Cell: 818-925-4041
email: sgerson@beitler.com
DRE#00786331

Subject: SUPPORT il Villagio Toscano
From: Nooneh Kradjian <nkradjian@gmail.com>
Date: 2/18/13 3:21 pm
To: nick.hendricks@lacity.org,
tom.labonge@lacity.org
Cc: "Imagine Sherman Oaks" <info@imagineshermanoaks.com>,
<imagineshermanoaks@gmail.com>

"imagine Sherman Oaks"

Dear Mr. Hendricks and LaBonge,

;'

I wrote to you last year regarding the II Villagio Toscano project at Camarillo and Sepulveda and I am as
determined as last year to let you know that my two sons and I love living at the Sherman Oaks
Galleria and since we have moved here, I have driven less than half of the miles I used to drive prior to
our relocation. I used to live on the Westside and the area where this project is slated to take place is the
ideal space for my family's wants and needs. We enjoy the myriad of local amenities by foot mostly and '
most importantly, my sons both have walked to and from school, Ivy Bound Academy Charter Middle
School, while I continue to work as a single mother. At my residential building, we have families of fellow
IBA students and staff alike who either attend the school because they live here or live here because they
work at the school. In both cases, Sherman Oaks attracts particularly active families and individuals who
enjoy both walking gently on this earth and leaving a small carbon footprint as well as demanding the best
for their children and the future leaders of our town, city, etc., and country. As a mother and educator, I
have instilled in my children to actively and gently demand the best from themselves and those in their
realm of influence. Both of my children are good students and community members who attend Rotary
meetings and speak at Neighborhood Council meetings for what they believe. We are asking you as a
family, please support this project so that future families like us, can enjoy the long term benefits of The
Sherman Oaks Galleria, Whole Foods, Chase, and most importantly
IVY BOUND ACADEMY
CHARTER MIDDLE SCHOOL from their personal residence of II Villagio Toscano.
Why not our current residence? Our current residence had a sign, "Please excuse the inconvenience
while we remodel." when we moved in over four years ago. We have chronic plumbing issues that has
caused our bathroom ceiling to be recovered three times in the past year alone. I need to feel good about
coming home, and so do my children. They work hard and smart, as I do, and our current residence is our
only option where they can get to IVY BOUND without crossing Sepulveda or Ventura south of Magnolia.
I want the best education for them and I plan ahead to minimize risks, particularly senseless ones. I
believe wholeheartedly that we need more residents like us living right here and not regretting leaving the
Westside or wishing we were in Santa Monica. Dealing with The Valley weather is one thing, living in substandard over-priced apartments for top quality education is unacceptable. We have obviously chosen
quality of education over quality of plumbing or aesthetics at our residential building, please allow an
ethical company as the Encino Serrano has proven over the years. We deserve the same. We really want
the feeling back when my children and I used to look forward to coming home.
Thank you both for your time and sincere micro consideration
Kradjian family needs and wants.

Nooneh Kradjian
(818) 300-9554
nkradjian@gmail.com

of Camarillo and Sepulveda through the

.I

Subject: Re: The City is Waiting to Hear From You
From: Jozef <jozefes@yahoo.com>
Date: 2/14/134:43
pm
To: "Imagine Sherman Oaks" <info@imagineshermanoaks.com>
It's taking much to long hurry up already!!!!
Sent from my iPhone

/

Subject: II Villaggio Toscano
From: "Scott@scottrealestateadvisory.com"
<Scott@scottrealestateadvisory.com>
Date: 2/18/139:48
am
To: "nick.hendricks@lacity.org"
<nick.hendricks@lacity.org>
Cc: "tom.labonge@lacity.org"
<tom.labonge@lacity.org>

Mr. Hendricks,
I'm a valley resident and business owner. I support the referenced project. The project will help to
revitalize an area of Sherman Oaks.
II Villaggio Toscano will be a catalyst for the economic boost Sherman Oaks and the Valley needs. The
/
site in question is currently a vacant lot, right at the gateway to Sherman Oaks off Ventura Boulevard and
1-405. This lifeless property has the opportunity to be transformed into a place for gathering, shopping for
daily needs and living.
The project will generate at least $19.1 million in direct and indirect tax revenue, as well as create 1,470
construction and permanent jobs.
Along with millions in fees and mitigation contributions, the developer has guaranteed a $300,000 fund
allocated for parking improvements, neighborhood traffic calming measures, transit, bicycle and
pedestrian-related improvements and amenities.
Best regards;
Scott Ouellette
Studio City, CA

J
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From:
"Jeremy B. Rosen" <jrosen@horvitzlevy.com>
Date:
Wednesday, February 16, 2011 10:54 AM
To:
<councilmember.krekorian@lacity.org>
Subject:
Villa Toscano Project at Camarillo and Sepulveda
I am a long time Sherman Oaks resident who lives 4 blocks from the proposed site. My wife and I are very much
in favor of the project. To begin with, at present, having a blighted empty lot is a nuisance and it would be
extremely beneficial from a public safety and public beauty perspective to have a nice development instead of
an empty lot. We also believe that given the high unemployment, dismal economic climate, and general
bankruptcy of the state ana federal governments, this project is even more essential to our shared prosperity as
it will create numerous construction jobs and will provide to an enhanced tax base once it is completed. From a
livability standpoint, having a grocery store and other small retail stores within easy walking distance will be il!
major plus. As for the traffic concerns, there is already a lot of traffic at that intersection and while I am sure
traffic will go up, that seems a small price to pay for the other benefits.
Jeremy
Jeremy

B. Rosen - HORVITZ & LEvY LLP

15760 VENTURA BLVD .. 18TH FLOOR
ENCINO. CA 91436-3000
T 8i8.995.0800
- F 818.995.3157
WWW.HORVITZLEVY.COM-JROSEN@HORVITZLEVY.COM

,., It:: 1'1(\1')
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From:
Date:
To:

Farouk Jehan <faroukjehan@gmail.com>(Add as Preferred Sender)
Fri, Jun 29,20129:51 am
jbbarad@shermanoaksnc.org, jebenstein@shermanoaksnc.org,
afields@shermanoaksnc.org, hkatchen@shermanoaksnc,org,
scoburn@shermanoaksnc.org, ahutchinson@shermanoaksnc.org,
karzani@shermanoaksnc.org, JayBeeber@shermanoaksnc,org,
gmartayan@shermanoaksnc.org, srevord@shermanoaksnc.org,
slax@shermanoaksnc.org, kellington@shermanoaksnc,org,
mpreston@shermanoaksnc.org, rmarciniak@shermanoaksnc,org,
nroden@shermanoaksnc.org, astjohn@shermanoaksnc,org,
mcalne@shermanoaksnc.org, rziff@shermanoaksnc,org,
info@imagineshermanoaks.com, councilmember.krekorian@lacity.org,
tom.labonge@lacity.org

Dear Sherman Oaks Neighborhood Council Board:
I am writing to express strong support for the il Villaggio Toscano development. I am a
homeowner in Sherman Oaks and know that corner has been a major eyesore for years. A few
years ago there were dilapidated homes there, full of nefarious criminal types. Police
were common visitors to the neighborhood. Now it's just an ugly empty lot. So please allow
this project to happen. It will beautify and improve that part of Sherman Oaks which is much
needed.
This project is important for Sherman Oaks because it provides a better vision for the
community through mixed-use, transit oriented development and open space.
After working for nearly two years with the Neighborhood Council for and finally obtaining a
vote to endorse the project, the Board's most recent action disregarded that vote without any
public involvement or notification.
We can't afford to further delay the revitalization, economic stimulus and job growth that this
neighborhood stands to gain from il Villaggio Toscano. I urge you to .support il Villaggio
Toscano and not let the months of work it took to earn the Neighborhood Council's support go
to waste.
Sincerely,
Farouk Jehan
14526 Weddington #104
Sherman Oaks 91411
Telephone 316-208-6552

;'
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Hello, I am a homeowner in Sherman Oaks. I strongly support the il Viliaggio Toscano project.
This corner has been an eyesore for many years. It's a shame this prime real estate has been
relegated to Halloween functions and Christmas tree sales (the rest of the year it just grows
weeds). I used to live in the Galleria apartments nearby, and remember the high-crime rundown neighborhood that was once there. At least that's gone now.
Please support this project. We need Sherman Oaks to improve and move forward, especially
that part of town.
Thanks,
Farouk Jehan
14526 Weddington
Sherman Oaks

/
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Subject: Sherman Oaks Development
From: Otis Odell
(Add as Preferred
<otis@pbws.com>
Sender)
Date: Wed, Jul 04, 2012 7:36 am
To: "jbbarad@shermanoaksnc.org;
jebenstein@shermanoaksnc.org;
afields@shermanoaksnc.org;
hkatchen@shermanoaksnc.org;
scoburn@shermanoaksnc.org;
ahutchinson@shermanoaksnc.org;
karzani@shermanoaksnc.org;
JayBeeber@shermanoaksnc.org;
gmartayan@shermanoaksnc.org;
srevord@shermanoaksnc.org;
slax@shermanoaksnc.org;
kellington@shermanoaksnc.org;
mpreston@shermanoaksnc.org;
rmarciniak@shermanoaksnc.org;
nroden@shermanoaksnc.org;
astjohn@shermanoaksnc.org;
mcalne@shermanoaksnc.org;
rziff@shermanoaksnc.org;

I urge you to support the II Villagio development. This is the site for density in our community. I
live 1 mile from this site and I am in favor of the proposed project
Thank you
Jerome Odell
Sent~om myiPhone

/

!

I live on Vandori Place approximately 1 mile from this site and I support this development. It is
important to address appropriate density with development today. This is THE site for higher
density product in the Sherman Oaks area. This site can accommodate higher density and still
provide the amenities that the neighborhood desires without increasing any negative impacts to
the community. If traffic is one of the main objections to density on the site; please consider that
much of the traffic that will result from this development is already on the streets in and around
Sherman Oaks. Moreover, collectively we must find alternate solutions to heavy traffic volumes;
we cannot curtail development as a solution to traffic. OUf society and our leaders must go
beyond that with new thinking about managing traffic issues.
This development will serve to upgrade the community and rid the landscape of an empty lot
that serves no real meaningful purpose for the neighborhood.

I urge you to vote in favor of this development proposal and to continue the collaboration with
the development team.

Sincerely,
Jerome 'Otis' Odell

Jerome E. 'Otis' Odell, AlA, LEED AP
Senior Vice President

PBWS

I Architects

234 E. Colorado Boulevard, Suite 700
Pasadena, California 91101

626432 5000 x 137
otis@PBWS.com

;'

HERMAN OAKS
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Board of Directors
Sherman Oaks Neighborhood
July 6,2012

Council
.I

Dear Members of the Board,
As a founding member of Sherman Oaks Neighborhood Council, I appreciate and applaud
the time and energy that you give to our community. Your efforts help create the direction
that will impact our neighborhood for years to come.
The Sherman Oaks Chamber of Commerce has been the voice of the business community of
Sherman Oaks for 63 years. During all those years, our businesses have faced many
challenges. But the last 4-5 years have perhaps been the most difficult yet. Many
businesses have been shuttered or moved to other communities. Ten times that many
businesses are close to that same fate. As you, we have seen are too many vacant
commercial lease spaces in our business community. This has led to increased vandalism
and vagrancy. And this negatively impacts the value of your homes and the quality of your
lives.
Simply stated, your local retailers, restaurants

and other businesses

need more customers.

The Sherman Oaks Chamber of Commerce joins the Valley Industry and Commerce
Association (VICA) in asking that you join them and give your final support to the
mixed-use project, II Villaggio Toscano (IVT), a $100 million project at a very unique site in
Sherman Oaks. This site is surrounded on the west and north by the 405-101 Interchange,
with its 26-feet-tall retaining walls abutting the property. The south side faces the large
parking structure and towers of the Sherman Oaks Galleria, which are taller than this
project. The East side is Sepulveda Blvd, on which IVT will create a large plaza for the
community and where enhanced landscaping will be maintained by M. David Paul,
including the median on the other side of the street.
Opponents to the IVT Project may mean well but we believe that they are misinformed or
misrepresenting
the negative impact that the project will bring. You may recall how many
people claimed that the Best Buy store on Van Nuys Blvd would create terrible traffic in the
nearby neighborhood. We now know that never materialized. On that same Best Buy
project, the height of the elevator shaft was objected to. The result of that complaint was
that our senior and handicapped neighbors can't easily utilize the top parking level at the
store since the elevator does not go there.

Your Chamber of Commerce and your business community asks that you do not be swayed
by similar statements that the n Villaggio Toscano will cause the sky to fall or that it will
create "carmaggedon". The rVT development will bring jobs and tax revenue to Sherman
Oaks. The business community will get a boost in potential customers and a wonderful
enhancement to the important transportation
hub near Ventura and Sepulveda Boulevards.
The IVT project will be a beautiful and environmentally friendly project that will eliminate
a terrible eyesore 011 Sepulveda and provide excellent housing close to many employers in
the vicinity.
The developer, M. David Paul and Associates have negotiated in good faith for over 15
months with the Land Use Committee of the Sherman Oaks Neighborhood Council,
volunteering to give many concessions and benefits to our community. The resulting
comprehensive plan was not reached easily. Your Chamber of Commerce and VIC agree
with the SONC LUC motion that was hammered out so that our community benefits will
greatly mitigate any perceived negative impact. (Please review the extensive conditions
imposed on this project). Yet now, the cost ofthose conditions and benefits are threatened
by further delays or amendments to that agreed motion that would economically make the
proj ect have to retract some of those same condi tions.
With hopes for a more modern and successful Sherman Oaks and with warm regards I am,
Respectfully,
Dr. Bob Cohen
President
Sherman Oaks Chamber of Commerce
Founding SONC Member and Current LUC Member
Signature Dental Arts
4333 Woodman Avenue
Sherman Oaks, CA 91423
818-990-7260
smiledds@earthlink.net

;'
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Private Citizen Comments to the

n Villaggio

Toscano Outreach Team

Leslie Dodson, Author, Resident oj Shennan Oaks
February 13, 2011

I. Concerns regarding the Mor-rison/Sepulveda
of Sepulveda)

Intersection~iorrison

Street east

I'm aware that you've done a traffic analysis of some of theresidential streets off of
Sepulveda Blvd. I'm surprised tn.at out of all seven intersections north of the 10 I.you
did not find the Morrison Street intersection (particularly east ef Sepulveda)
significant.lvIorrison Street is the first street after the 101 exitramp, and Morrison
Street drivers east or Sepulveda have to focus on several variables when making a
left or right tum onto Sepulveda (particularly left):
.. Drivers coming off of the freeway ramp extremely fast and making right turns
without stopping,
.., An intersection where' drivers are supposed to "Keep Clear" but fail to do so,
adding vehicular queuing during peak traffic times and creating dangerous
gridlock
Speeding northbound drivers
.. Speeding southbound drivers
.. Drivers coming from tbe Morrison Street west of Sepulveda (making both right
and left turns)
II

\
./

The other seven streets north of the 101 do not have the two complex variables of
speeding drivers exiting thG 101 freeway ramp or an interslJctian in \vhich drivers {aii
to ke.ep clear.

Couple these aforementioned factors with:
.. Extremely fast north- and southbound traffic
.. A fire station that uses Sepulveda as a main route
.. Construction ofa reversible lane for the Sepulveda Pass tunnel.which will add
to the overall use of Sepulveda, as more people choose Sepulveda to avoid
congestion on the 405 (which is undergoing construction as well)
If you add this residential and commercial space, traffic will increase exponentially.
That's a given. Tbe inrerseetion of Sepulveda Blvd. a,nd Merrison Street will he
significantly impacted by drivers going to the new commercial space and will create
additional trafficchaos that already exists for OUI' cemmnniry.
I think tlaar your evaluators should further investigate hazardous conditions that already
exist in this strange intersection (particularly during rush hours), and provide further
information about the potential impacts increased traffic will have at this site.

Copyrlgttt @ 2011 leslie C. OodS-OA_All tights reserved.
May not bereprod'uced or dislrlbuted without the expressed written

consent

ottne author.
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Traffic congestion and environmental remediation on Sepulveda and surrounding areas is
my primary concern for the new live/work space. If our community is going to support n
Villaggio Toscano. we deserve roadways and proper traffic signals that will support the
traffic growth and secure our safety.

II.

Need for proper sidewalks audcrosswalks

It appears that one of the expected outcomes for the Il Vi.Uaggio Toscano project is to
promote more pedestrians. To do so - not only from the n Villaggio Toscano community. but

/

from the surrounding commusities that will visit the n Vina.ggio for commercial use - is to
promote proper sidewalks aad crosswalks for families.
Part of the reason Sepulveda is not a huge walking area is because several. residential side streets
with families do not have sidewalks themselves. Many residents are more apt to drive an eighth
of a.mile to the Sherman Oaks Galleria because they would rather not walk in the. middle of the
street with their children or strollers. It's do feal safety hazard. Parents on Morrison Street and
several other side streets off of Sepulveda don't l\Talk because there are no sidewalks.
Promoting pedestrians should not be limited to 'the mainthorcughfare
(Sepulveda). In order to
truly get people to walk, you have to support and provide sidewalks from surrounding residential

streets. As a new proposed community, I think that the n Vill:nggio Toscano has it
responsibility to accept this p-ositiol1 aud tc pI"ODlote it with the Cit}· o-f Los Angeles .
•And who knows? \Vith propel" sidewalks" \ve might really achieve the walking environment that
Villaggio TOSCano is trying to promote.

III. 'Vhy I Support

n VilJagio

n

Toscano

I'm a,native of the Washington, D.C. metropolitan area=-Northern Virginia to he exact, Having
grown up there and lived there until my 30s, I can say 111.atI've witnessed first-hand the expansion
and explosion of some of the finest communities in this country. I know that development is a
good thing-s-especially when you can't keep the. people from moving to the area. When areas
have large populations, they have an obligation to re-evaluate, rein vast, and redesign

communities as appropriate.
!VIy cousins. and extended family are all frOID Los Angeles. and 1 started visiting this great city
when I was four years-old.l\1y aunt a long-time Beverly Hills resident and real estate agent, has
always placed her children, nieces, and nephews in areas that were known to be upscale Of "hold
their value."
i

Before I moved out here in 2002, one of those neighborhoods

she used to mention was Shennan

Oaks.

Copyright @ 20"11 Le$lie C. Dodson. AJ:lJighls reserved.
May not be reproduced or dfstriOOted without the elfpre.SOOdwritten consent of the author.

And 3,000 miles away, in Northern Virginia, "Sherman Oaks"

Vo-'3$

regarded as a fine, upscale

community in the "greater city of LA_
However, now that rm a homeowner here, I'm not so sure, Sherman Oaks nerfh-of-theboulevard may be at the "tip'ping point'~ between keeptng its luster 01' turning int~ Van
Nnys, (Sorry, there's no nicer way to say it)
I never expected te have to look at the eyesore that's the comer ef Camarillo and Sepulveda.
I never-thought I'd see so much trash along Sepulveda Boulevard's

sidewalks.
;'

'While other communities across the-United States are building, expanding, fostering pedestrian
communities like The Grove and Reston Town Center (Nortbern Virginia), Shennan Oaks seems
to be at a standstill.
It's time to rebuild this great neighborhood

willie we still have

3.

good reputation.

In this stale economy, it's time to invest in. Shennan Oaks north of the boulevard so we can hold
and increase property values and in turn, make property values south ofthe boulevard rise as
well.
It's time to reinvest in Shennan Oaks as a friendly, pedestrian community. The Galleria. is
gorgeous-it
lacks in stores, but it's beautiful. \\1hy don't more people walk to it?

I really believe that development. of thiscorner

will boost Sherman Oaks' local state, and

national reputation. While it may not be- another Grove/Farmer's Market, it has the potential tc
reignite the economy, interest, prepertyvahres, aesthetic value. and pedesman commuuity that
Los Angeles needs.

nus is why I support Il Villagio Toscano.

I·
r
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From: Jason Sweeny (JMS Design) [mailto:jasonsweeny@sbcglobaLnet]
Sent: Wednesday, June 27,20121 :24 PM
To: jbbarad@shermanoaksnc.org; jebenstein@shermanoaksnc.org;
afields@shermanoaksnc.org; hkatchen@shermanoaksnc.org; scoburn@shermanoaksnc.org;
ahutchinson@shermanoaksnc.org; karzani@shermanoaksnc.org;
JayBeeber@shermanoaksnc.org; gmartayan@shermanoaksnc.org;
srevord@shermanoaksnc.org; slax@shermanoaksnc.org; kellington@shermanoaksnc.org;
mpreston@shermanoaksnc.org; rmarciniak@shermanoaksnc.org;
nroden@shermanoaksnc.org; astjohn@shermanoaksnc.org; mcalne@shermanoaksnc.org;
rziff@shermanoaksnc.org; info@imagineshermanoaks.com;
councilmember.krekorian@lacity.org; tom.labonge@lacity.org
Cc: Aaron McCreary; paul@mdpa.com
Subject: Toscano Project

Dear Committee,

I have just heard that you are reconsidering allowing the Toscano project to move forward. This
is disappointing to me as I was looking forward to this project getting under way. You have
already voted and passed by majority, how can it stili be held up? Around 2 weeks ago Beverly
Glen was closed at rush hour for road work and the streets around here were practically empty.
This to me says traffic from the project is a non issue. Commuter traffic is the cause of
congestion in our area. Every time I visit a friend in Burbank who lives at The Burbank
Collection I am jealous for our neighborhood. This is such a great place and I think Toscano will
be similar in conjunction with the Galleria. Please do not hold up this project, I would like to see
that empty lot gone before my young children are in college.

Thank you,

Jason Sweeny
818.618.5646 (cell)
818.907.0111 (office)
www.jmsdesignonline.com

/

I would like to express my gratitude for approving the M. David Paul project last night. I am a
home owner very close to the site and I am excited as I believe it will change the whole
atmosphere of this part of Sherman Oaks, When the 405 project, Ralphs, Pavillions, and this
project are complete' feel Sherman Oaks will have officially moved into the 21 st century.
Thank you again,

;'

Jason Sweeny
818,618.5646 (cell)
818.907.0111 (office)
www.jmsdesignonline.com

,I

Subject: Re: Sherman Oaks Neighborhood Council Meeting Tonight
From: Nooneh Kradjian <nkradjian@qmail.com>
Date: Man, May 14, 2012 5: 19 pm
To: Imagine Sherman Oaks <info@imaqineshermanoaks.com>
I will be teaching until 6pm and will be at the meeting as soon as possible. I have a special
request. If at all possible, please forward these points to the Councilman.
Dear Mr. LaBonge,'
I am unable to attend the pre-session, but I believe so strongly in the project that I am
writing a brief of the multitude of important reasons why I want and NEED the project.
I live at The Grand which is currently in advance stages of disrepair despite the high rent
and ideal location for my children to attend Ivy Bound. l.lvmq at the North West corner of
Ventura and Sepulveda, my children can walk to school on days I have to leave prior to
7a.m. for my Glendale commute. This is significant to me as a single mother because my
children can walk without having to cross either Ventura or Sepulveda during the morning
rush-hour. (Please note that Sepulveda and Morrison, where Ivy Bound is located, is at the
freeway ramp.)
During the three years since our original relocation to The Grand, we have become an active
consumers at The Galleria. We frequent Townhouse, Cheesecake, Burke Williams, and DSW
along with Arclight and Castle Park. We have become aware of our carbon footprint and we
are proud to do our share daily, even though employment limitations force me to commute
to Glendale at this time.
We live at our destination. Our carbon footprint is efficient and we are active in our
community both as consumers and as active contributors.
We leave our car at home for almost all of our social activities and our greatest contribution
is that we are off of Sepulveda Boulevard almost immediately even on my commuting days.
Sepulveda and Morrison is our destination every morning and we do it strategically at the
cost of paying high rent for sub standard housing.
The project needs to be at a scale that the developer/owner
can afford to keep the rent
accessible to residents without having to take on a roommate or take on employment that
would excessively take me away from my children.
I am not alone. I have at least two neighbors that I know of who live in my building and
have a child/teach at Ivy Bound Academy, several at Paul Mitchell the School, and DeVry
University. In addition to students and teachers, there are working professionals from the
multiple high rises at Ventura and Sepulveda.
Please know that if my family had another choice, I would not be attending repeated council
meetings on weeknights as a teacher and mother of two school age children. There are no
other residential options except The Grand geographically on the West side of Sepulveda
and the North side of Ventura, making walking to the best middle school too high of a risk
from any of the other existing residential options for walking children.
Please support this project. In fact, PLEASE EXPEDITE IT. I will be happy to share more of
my thoughts regarding the project, all of which are in support. And please do not allow the
project to get diluted, especially in the number of units making the rents unattainable.

;'
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From: "Bruce Gridley" <bgridley@kbblaw.com>(Add as.Preferred Sender)
Date: Tue, Jul 03,20122:40 pm
To: <lk2newday@gmail.com>, <jbbarad@shermanoaksnc.org>,
<jebenstein@shermanoaksnc.org>. <afields@shermanoaksnc.org>,
<hkatchen@shermanoaksnc.org>, <scoburn@shermanoaksnc.org>,
<ahutchinson@shermanoaksnc.org>, <karzani@shermanoaksnc.org>,
<JayBeeber@shermanoaksnc.org>. <gmartayan@shermanoaksnc.org>,
<srevord@shermanoaksnc.org>, <slax@shermanoaksnc.org>,
<kellington@shermanoaksnc.org>, <mpreston@shermanoaksnc.org>,
<rmarciniak@shermanoaksnc.org>, <nroden@shermanoaksnc.org>,
<astjohn@shermanoaksnc.org>, <mcalne@shermanoaksnc.org>,
<rziff@shermanoaksnc.org>, <info@imagineshermanoaks.com>,
<council member. krekorian@lacity.org>, <tom.labonge@lacity.org>
Dear Board Members.
I am advised that at the June meeting, in the the absence of M. David Paul Co. representation,
you set this matter for reconsideration on the July 9,2012 calendar. I have been following this
matter closely,but I would not have expected there would be a need to follow the posted
agenda after the project's approval by your body. Had I been aware of the meeting, I would
have been present. I would have objected to this June action on procedural grounds and even
now, it is not clear to me what the particular event is that will be examined on July 9, 2012.
It strikes me that someone present at the June meeting would observed that after 15 months
of work, M.David Paul would have an interest in this June action and would have been
present expressing its views. Similarly, given the community input on the project, it would have
been noted that supporters of the project were not present. Once these factors were
observed, it would have been my expectation that your Council would be concerned about the
adequacy of the Notice of Hearing.
I do not think that a re-vote is appropriate, once this matter is passed. However, we ought not
sacrifice a procedural exploration of that issue in order to use the opportunity to essentially
"ambush" the developer and those of us interested in the advancement of this project.
I have other commitments on July 9 which preclude me from attending. The primary reason for
having other commitments is that until a few days ago, I had no reason to believe that there
would be a re-hearing of the issue once it had been decided.
Therefore, my request is that this matter not proceed on July 9 so that those of us who need
to pre-schedule our lives will have the opportunity to accommodate this very important
meeting.
I write this email to be presented for consideration at the July 9 meeting, not as an attorney,
although that is my profession, but rather as a citizen in the community.
I live at 19429 Dickens Street, Sherman Oaks and can be reached by phone at my office
number below.

/

.I

Bruce Gridley
Kane, Ballmer & Berkman
515 So. Figueroa Street - Suite 1850
Los Angeles, CA 90071
Tel.: (213) 617-0480
Facsimile: (213) 625-0931
E-Mail: bgridley@kbblaw.com
INFORMATION PROTECTED BY THE ATTORNEY-CLIENT WORK PRODUCT PRIVILEGE.
It is intended only for the person to whom it is addressed. If you are not the intended recipient
or their agent, then this is notice to you that dissemination, distribution or copying of this
document is prohibited. If you received this message in error, please call us at once and
destroy the document.

/

Subject:

From:
Date:
To:

Flam's supports M. David Paul project
Flamskey@aol.com(Add

as Preferred Sender)

Thu, Jul 05, 2012 12:32 pm
jbbarad@shermanoaksnc.org, jebenstein@shermanoaksnc.org,
afields@shermanoaksnc.org, hkatchen@shermanoaksnc.org,
scoburn@shermanoaksnc.org, ahutchinson@shermanoaksnc.org,
karzani@shermanoaksnc.org, JayBeeber@shermanoaksnc.org,
gmartayan@shermanoaksnc.org, srevord@shermanoaksnc.org,
slax@shermanoaksnc.orq, kellington@shermanoaksnc.org,
mpreston@shermanoaksnc.org, rmarciniak@shermanoaksnc.org,
nroden@shermanoaksnc.org, astjohn@shermanoaksnc.org,
mcalne@shermanoaksnc.org, rziff@shermanoaksnc.org,
info@imagineshermanoaks.com, councilmember.krekorian@lacity.org,
tom.labonge@lacity.org, jonathan. brand@lacity.org, jeffrey.ebenstein@lacity.org,
shawn.bayliss@lacity.org, paur.koretz@lacity.org, renee.weitzer@lacity.org,
karo.torossian@lacity.org

Flam's Lock and key supports anything that will improve an increased real estate market.

Our trade has suffered because of the real estate downturn for the last 5 years and we have
been in Sherman Oaks 60 years.
The trickle down is tough!

Sincerely,

Vikki Flam
Flam's Lock and key,lnc
Delta Mailbox sales
Protecting Life & Property for 3 Generations
4545 Van Nuys Blvd.
Sherman Oaks, CA 91403
818-789-5024
Fax 818-990-2281
www.flamslockandkey.com

J
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FROM: Gary Gibson [gary@garygibson.comJ
DATE: Man 7/9/201211:16

AM

TO: jbbarad@shermanoaksnc,org; jebenstein@shermanoaksnc,org; afields@shermanoaksnc,org;
hkatchen@shermanoaksnc.org; scoburn@shermanoaksnc.org; ahutchinson@shermanoaksnc.org;
karzani@shermanoaksnc.org; JayBeeber@shermanoaksnc.org; gmartayan@shermanoaksnc,org;
srevord@shermanoaksnc.org; slax@shermanoaksnc.org; kellington@shermanoaksnc.org;
mpreston@shermanoaksnc.org; rmarciniak@shermanoaksnc.org; nroden@shermanoaksnc.org;
astjohn@shermanoaksnc,org; mcalne@shermanoaksnc,org; rziff@shermanoaksnc,org;
info@imagineshermanoaks.com; councilmember,krekorian@lacity,org; tom.labonge@lacity,org;
[onathan.brandgplacity.orq; jeffrey.ebenstein@lacity,org; shawn,bayliss@lacity,org;
paul.koretz@lacity.org; renee. weitzer@lacity.org; karo. torossian@lacity.org
SUBJECT: APPROVAL OF IL VILLAGIO TOSCANOGary Gibson [gary@garygibson.comJ
I hope that the SONC, continues the already approved OK with this Project, it is a necessary and
beautiful project that will only enhance and improve the neighborhood!!

Thank you
Gary Gibson

OlBSON
7350 Beverly Blvd.
Los Angeles, CA 90036
P) 323-934-4248
F) 323-934-4298
gary@garygibson.com
www.garygibson.com
http://www.facebook.com/gibson.id

r;};. please consider

the environment

before printing this e-mail

/

FROM: Seana Yates [seana@seanayates.com)
DATE: Mon 7/9/20129:55

AM

TO: jbbarad@shermanoaksnc.org;
hkatchen@shermanoaksnc.org;

scobu rn@shermanoaksnc.org;

karza ni@shermanoaksnc.org;
srevord@shermanoa

jebenstein@shermanoaksnc.org;

mpreston@shermanoaksnc.org;

kell ington@shermanoaksnc.org;

mcalne@shermanoaksnc.org;

info@imagineshermanoaks.com;

/

gma rtayan@shermanoaksnc.org;

rma rci n ia k@shermanoa ksnc.org; n rode n@shermanoaksnc.

astjohn@shermanoaksnc.org;

jonathan. bra nd@lacity.org;

a hutch inson@shermanoaksnc.org;

JayBeeber@shermanoaksnc.org;

ksnc .org; 5 Iax@shermanoaksnc.org;

afields@shermanoaksnc.org;

0 rg;

rziff@shermanoaksnc.org;

councilmember.krekorian@lacity.org;

,I

tom.labonge@lacity.org;

karo.torossian@lacity.org

SUBJECT: II Villaggio Toscano

To the Sherman Oaks Neighborhood

Council,

I urge you to vote to approve the II Villaggio Toscano.

I support

the development

of il Villaggio because I

think infill is good for the city. The city needs to be made more walkable, and although some people may say
they don't want walkable, just look at the crowds that swamp to places like the 3rd street promenade

(which

I once lived by in it's infancy), Main St. in Santa Monica, The Americana at Brand, etc. I believe the location of
it is well thought

out since it's close to a lot of employers

a neighborhood
neighborhood

in Downtown
at it's finest.

and retailers,

not to mention

Los Angeles, near the Staples Center, I've experienced
There, the parking is at a premium,

your car and walk a few blocks to the restaurant

transit.

In South Park,

the walking

so instead of risk losing your spot, you leave

or the market or the shop. Along the way, you meet your

neighbors and say hello and actually witness the world you live in instead of staring at the quizzical custom
license plate in front of you as you're stuck in traffic for an hour.
near. Walkability

and infill facilitate

It's really nice to know the people you live

that community.

Please approve the il Villaggio Project.

It will bring the urban lifestyle to Sherman Oaks that will put hopefully

it in the same league as Burbank or Studio City or even, if we're lucky, Downtown

Seana Yates
THE SCOTT FARRELL LUXURY HOME TEAM
Keller Williams

- Westlake

818·261-5253

Cell

323-375-2628

Fax

TakeVentura.com
ScottBrokers.com
Licensed California

mlj;;tl
1lU~

Village CA

Lifestyle and Market info for the South SF Valley
Innovative Estate Marketing Campaigns
Real Estate Broker

ORE 01897335

Santa Monica.

Thank you!

Subject: il Villaggio Toscano
From: Otis Odell <otis@pbws.com>
Date: Mon, June 25,20124:53

pm

To: "jbbarad@shermanoaksnc.

org" <jbbarad@shermanoaksnc.org>,

"jebenstein@shermanoaksnc.org"
"afields@shermanoaksnc.

<jebenstein@shermanoaksnc.org>,

"hkatchen@shermanoaksnc.org"

<hkatchen@shermanoaksnc.org>,

"scoburn@shermanoaksnc.org"

<scoburn@shermanoaksnc.org>,

"ahutchinson@shermanoaksnc.org"
"karzani@shermanoaksnc.org"

<ahutchinson@shermanoaksnc.org>,
<karzani@shermanoaksnc.org>,

"JayBeeber@shermanoaksnc.org"

<JayBeeber@shermanoaksnc.org>,

"gmartayan@shermanoaksnc.org"

<gmartayan@shermanoaksnc.org>,

"srevord@shermanoaksnc.

/

org" <afields@shermanoaksnc.org>,

0 rg" <srevord@shermanoaksnc.org>,

"slax@shermanoaksnc.org"

<slax@shermanoaksnc.org>,

"kellington@shermanoaksnc.org"

<kellington@shermanoaksnc.org>,

"mpreston@shermanoaksnc.org"

<mpreston@shermanoaksnc.org>,

"rmarciniak@shermanoaksnc.org"

<rmarciniak@shermanoaksnc.org>,

"nroden@shermanoaksnc.org"

<nroden@shermanoaksnc.org>,

"astjohn@shermanoaksnc.org"

<astjohn@shermanoaksnc.org>,

"mcalne@shermanoaksnc.org"

<mea Ine@shermanoaksnc.org>,

"rziff@shermanoaksnc.org"

<rziff@shermanoaksnc.org>,

"info@imagineshermanoaks.com"

<info@imagineshermanoaks.com>,

"councilmember.krekorian@lacity.org"
<councilmember.krekorian@lacity.org>,

"tom.labonge@lacity.org"

<tom.labonge@lacity.org>

I urge you to continue your support for this project. I live just off Sepulveda about 1 mile south
of this site. I honestly believe this is the place for density in Sherman Oaks and I support this
development.

I believe that many of the future residents

will not generate
supported

a noticeable

diffe.rence in traffic.

already live near the area and that it

This is the type of development

by the Urban Land Institute and, even though it is a paradigm

approach for a more sustainable

community.

Please vote to move this project ahead.
Kind Regards,
Otis Odell

Jerome E. 'Otis' Odell, AlA, LEEO AP
Senior Vice President

that is

shift, is the right

From:

Date:
To:

"drstock @dslextreme.com"
(Add as Preferred
<drstock@dslextreme.com>
Sender)
Thu, Jun 14,20128:58 pm
jbbarad@shermanoaksnc.org, jebenstein@shermanoaksnc.org,
afields@shermanoaksnc.org, hkatchen@shermanoaksnc.org,
scoburn@shermanoaksnc.org, ahutchinson@shermanoaksnc.org,
karzani@shermanoaksnc.org, JayBeeber@shermanoaksnc.org,
gmartayan@shermanoaksnc.org, srevord@shermanoaksnc.org,
slax@shermanoaksnc.org, kellington@shermanoaksnc.org,
mpreston@shermanoaksnc.org, rmarciniak@shermanoaksnc.org,
nroden@shermanoaksnc.org, astjohn@shermanoaksnc.org,
mcalne@shermanoaksnc.org, rziff@shermanoaksnc.org,
info@imagineshermanoaks.com, councilmember.krekorian@Jacity.org,
tom .labonge@lacity.org

Dear Sherman Oaks Council Board Members,
Somehow this revisit of the project, designed to bring a lovely plaza larger than a city block to
the city, and its jobs and income to Sherman Oaks must be getting boring to you. It's been
more than a year and there have been more than 10 meetings to discuss this project.
Please don't treat it like a poorly handled cancer that keeps coming back. It deserves to move
ahead as you last saw fit.
Yours truly,
Michael Edelstein, MD

/

Dear Councilpersons:
I would like to thank you for you decision in favor of 1/ Villagio Toscano. I have been involved
with the project for many years, who has hoped to see it come to reality, bringing jobs,
amenities and a beautiful environment to Sherman Oaks. I hope to move into it once it is
completed.
Thank you for your wise judgment.
/
Michael Edelstein, [V1D

.I

From: Karen Caskey <karencaskey@remax.net>
Date: Wed, June 13, 2012 9:22 pm
To: jbbarad@shermanoaksnc.org, jebenstein@shermanoaksnc,org,
afields@shermanoaksnc.org, hkatchen@shermanoaksnc.org,
scoburn@shermanoaksnc,.org, ahutchinson@shermanoaksnc.org,
karzani@shermanoaksnc.org, JayBeeber@shermanoaksnc.org,
gmartayan@shermanoaksnc.org, srevord@shermanoaksnc.org,
slax@shermanoaksnc,org, kellington@shermanoaksnc.org,
mpreston@shermanoaksnc.org, rmarciniak@shernianoaksnc.org,
nroden@shermanoaksnc.org, astjohn@shermanoaksnc,org,
mcalne@shermanoaksnc.org, rziff@shermanoaksnc.org,
info@imagineshermanoaks.com, councilmember.krekorian@lacity.org,
tom.labonge@lacity.org
For the simple reason that we want to trust you. Your decision was made it is the correct
decision.
.

Showcase Twins
Barbie and Karen
Investor Specialist, Fine Homes & Luxury Properties
RE/MAX SHOWCASE
13425 Ventura Blvd. Suite 100 Sherman Oaks CA 91423
Full-Service Residential J Commercial Real Estate Services
Phone - Fax: 310.295.7762

I

Office: 818.435,7600 lORE:

CA01853018
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Subject: II Villagio Toscano
From: Jim Stein <jim.a.stein@gmail.com>
Date: Mon, June 25,20128:25 pm
To: jbbarad@shermanoaksnc.org, jebenstein@shermanoaksnc.org,
afields@shermanoaksnc.org, hkatchen@shermanoaksnc.org,
scoburn@sherman?aksnc.org, ahutchinson@shermanoaksnc.org,
karzani@shermanoaksnc.org, JayBeeber@shermanoaksnc.org,
gmartayan@shermanoaksnc.org, srevord@shermanoaksnc.org,
slax@shermanoaksnc.org, kellington@shermanoaksnc.org,
mpreston@shermanoaksnc.org, rmarciniak@shermanoaksnc.org,
nroden@shermanoaksnc.org, astjohn@shermanoaksnc.org,
mcalne@shermanoaksnc.org, rziff@shermanoaksnc.org,
info@imagineshermanoaks.com, councilmember.krekorian@lacity.org,
tom.labonge@lacity.org
In favor of project

/

Subject: Toscana Project
From: "Elizabeth Marquart" <emarquart@elizabethsells.com>(Add as Preferred Sender)
Date: Fri, Jun 29, 201212:20 pm
To: Ik2newday@gmail.com, 20jbbarad@shermanoaksnc.org,
20jebenstein@shermanoaksnc.org, 20afields@shermanoaksnc.org,
20hkatchen@shermanoaksnc.org, 20scoburn@shermanoaksnc.org,
20ahutchinson@shermanoaksnc.orq, 20karzani@shermanoaksnc.org,
20JayBeeber@shermanoaksnc.org, 20g martayan@shermanoaksnc.org,
20srevord@shermanoaksnc.org, 20slax@shermanoaksnc.org,
20kellington@shermanoaksnc.org, 20mpreston@shermanoaksnc.org,
20rmarciniak@shermanoaksnc.org, 20nroden@shermanoaksnc.org,
20astjohn@shermanoaksnc.org, 20mcalne@shermanoaksnc.org,
20rziff@shermanoaksnc.org, 20info@imagineshermanoaks.com,
20councilmember.krekorian@lacity.org, 20tom.labonge@lacity.org
Cc: info@imagineshermanoaks.com
We really need this project for our neighborhood. I live directly
across the street in the neigbborhood and that empty lot has been a
blite on our area for years. This project is beautiful, and would be so
wonderful for us who live nearby. We could actually walk to the shops
and stores there, this is a wonderful benefit. It would also imporve
the area in general and hopefully hide the ugly freeway as well. In the
long run, it would most likely improve the property values and
likeability of the area as well. This is so crazy that after you gave
aproval you are now trying to take it away.
Elizabeth M.

;'
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Subject: I Support II Villaggio Toscano!
From: "TAMAKI, KEVIN" <kt1917@att.com>
Date: Man, May 14, 2012 2:36 pm
To: "jbbarad@shermanoaksnc. org" <jbbarad@shermanoaksnc.org>,
"jebenstei n@shermanoaksnc.org" <jebenstei n@shermanoaksnc.org> ,
"afields@shermanoaksnc.org" <afields@shermanoaksnc.org>,
"hkatchen@shermaroaksnc.org" <hkatchen@shermanoaksnc.org>,
"scoburn@shermanoaks.nc.org" <scoburn@shermanoaksnc.org>,
"ahutchinson@shermanoaksnc. org" <ahutchinson@shermanoaksnc.org>,
"karzani@shermanoaksnc.org" <karzani@shermanoaksnc.org>,
"Jay8eeber@shermanoaksnc. ~rg" <Jay8eeber@shermanoaksnc.org>,
"gmartayan@shermanoaksnc.org" <gmartayan@shermanoaksnc.org»
"srevord@shermanoaksnc. org" <srevord@shermanoaksnc.org>,
"slax@shermanoaksnc.org" <slax@shermanoaksnc.org>,
"kellington@shermanoaksnc.org" <kellington@shermanoaksnc.org>,
"mpreston@shermanoaksnc.org" <mpreston@shermanoaksnc.org>,
"rmarciniak@shermanoaksnc.org" <rmarciniak@shermanoaksnc.org>,
"nroden@shermanoaksnc.org" <nroden@shermanoaksnc.org>,
"astjohn@shermanoaksnc.org" <astiohn@shermanoaksnc.org>,
"mcalne@shermanoaksnc.org" <mcalne@shermanoaksnc.org>,
"rziff@shermanoaksnc.org" <rziff@shermanoaksnc.org>,
"info@imagineshermanoaks.com" <info@imagineshermanoaks.com>,
"councilmember.krekorian@lacity.org"
<council member. krekorian@lacity.org>, "tom.labonge@lacity.org"
<tom.labonge@lacity,org>
Dear Councilmembers Krekorian & LaBonge, and Sherman Oaks Neighborhood Council board
members:
On April 19, I spoke to the Sherman Oaks NC Land Use Committee in support of the II VilJaggio
Toscano development. Tonight, I respectfully urge you to approve the committee's
recommendation to approve II Viliaggio Toscano. The project will provide needed housing and
retail services to a piece of land long underutilized and a source of undesirable activities ..
Accessible to transit, II Villaggio Toscano will live out our desire to locate residential dwellings in
close proximity to transportation nodes.
As I mentioned to the Land Use Committee, I look forward to the day employees from my
company could enjoy "commuting" from home to work (AT&T has an office on Sepulveda Blvd.
& Morrison St.) by walking a few short blocks from 11Villaggio Toscano.
Sincerely,

Kevin M. Tamaki

J

Director-External Affairs
AT&T
1150 S. Olive Street, Suite 2801
Los Angeles, CA 90015
213-743-7083 Office
213-745-8278 Fax
213-618-0435 Mobi1e
kevin. tamaki@att.com
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From: Marcia Rosenberg <marciarosenberg55@gmail.com>
Date: Wed, 16 May 201213:55:16 -0700
To: <jbbarad@shermanoaksnc.org>, <jebenstein@shermanoaksnc.org>,
<afields@shermanoaksnc.org>, <hkatchen@shermanoaksnc.org>,
<scoburn@shermanoaksnc.org>, <ahutchinson@shermanoaksnc.org>
Conversation: II Viltagio Sherman Oaks
Subject: Re: II villaqio Sherman Oaks

/

Dear all,
.I

I was not able to attend the meeting on Monday to give my support to the II ViIIagio project but I
hope the project was approved. I can't say enough about the enormous improvement this
project will bring to the area.
To the residents who live right by Sepulveda Blvd all the way to Burbank Boulevard this project
means more than just brand new residences. It means taking back a stretch of Sepulveda
Boulevard that seems to have been forgotten by the City, and that has, at the same time, been
taken over by undesirable people and decay.
This could chase away drifters, dumpsters divers, and strangers who live in motels and/or
mobile homes parked along Sepulveda; This could chase away the countless big rigs that get
off the freeways and use the Boulevard as a resting area; It could chase away ugly, distressing
advertisements that are displayed allover which brings the area down: massages, bath tub
refinishing, among others.
More than anything II Villagio will provide the residents who live along Sepulveda Blvd., on
Weddington, Clark and surrounding streets the opportunity to leave their cars at home and take,
instead, a nice stroll at any time of the day and night, without fear, to enjoy a walking-distance
place of gathering where they can find much needed grocery stores, coffee shops, park, and a
nice environment to enjoy and be' proud of.
Thanks
Marcia Rosenberg

Studio 1520

!

March 2} 2011

The Honorable Paul Krekorian
Los Angeles City Council,
200 N. Spring

21\d

.'

District

sr., Room 425

Los Angeles, CA 90012
RE:

Support of Camarillo & Sepulveda Development Proposal
H Viliagglo

Toscano

Dear Councilman Krekorian:

I am writing to express my support for the mixed use development,

iI Villaggio Toscano, that is being

proposed for the corner of Camarillo Street and Sepulveda Boulevard In Sherman Oaks.
For nearly 43 years my firm, The Landau Partnership} Inc. authored all kinds of projects in Los Angeles
and also In places as far away as Ballvbunlon, Ireland to Seoul, South Korea, to the Pacific coast of
Mexico, to the Waterfront

of Seattle.

I no longer practlce architecture,

am handicapped, but still very aware of who is doing good work.

I therefore urge you to approve this project because Dave Paul, Jt's developer, is head and shoulders
above most other developers who somehow gain approval in this city, where they should not even be
considered.
Your own popularity as a politician wlll soar when the aesthetic, and functional qualities of this project
are acknowledged by your constituency as well as by all Angelenos who aimlessly pass by at one of the
most prominent vehicular crossroads in our community. As Ronald Regan said "Tear Down This Wall"-

Mr. Krekorian, "Put up this Project I"
Thanks for your anticipated understanding and assistance.
Sincerely,

The Landau Partnership, Inc. 1520 2nd Street, Santa Monica, CA 90401

3 March, 2011
J

The Honorable Paul Krekorian

Los Angeles City' Council, 2nd District
200 No. Spring si, room 425

Los Angeles, CA 90012
Regarding: Support of Camarillo and Sepulveda Development Proposal
II Villaggio Toscano

Dear Councilman Krekortan:

My wife and I would like to express our support for the wonderful mixed use development
project,

n Villaggio Toscano,

proposed for the corner of Camarillo street and Sepulveda

Boulevard in Sherman Oaks. Although we have moved from the Sherman Oaks area some
time ago, we clearly remember that deteriorated

area in particular and are delighted to

hear that finally a high-grade and long hoped-for development will be replacing that very
strategic and neglected area.

Every time we return to our old LAneighborhood and see the same sadly neglected
condition of the Camarillo and Sepulveda corner, we have been praying for such a beautiful
development to be created there. Finally it's happening! Thank you for supporting such a
much-needed

improvement for our old Sherman Oaks neighborhood,

Again, thank you so much,

Yours truly, Richard and Janet Reed

Douglas A. Kiersey
3413 Royce Way
~,.
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March 7, 2011

.I

The Honorable Paul Krekorian
Los Angeles City Council, 2nd District
200N, Spring St., Room 425
Los Angeles, CA 90012
RE:

Support of II Villaggio Toscano Development
Camarillo & Sepulveda, Shennan Oaks

Deal' Councilman Krekorian:
It is my understanding that the referenced project development is nearing the final stages
of hearings before going to the city council for ratification. Although I now live in
Oregon, for a number of years I lived and worked in Sherman Oaks and I still have
investments in that community, I believe that this project is a great investment In the
future of Sherman Oaks. Certainly, supporting the communal environment of this mixeduse development will enhance; the .goru,.~:
q;f-tne. City·pf:l'Q,~·:Angeles for developments that
connect easily to public transit.
.
. .. ::.'
This mixed-use project will also support the economic future of Shennan Oaks with high
quality housing in an area that is within easy walking distance to local retail, services and
other entertainment options, Needless to say, it will be nice to eliminate the current
unsightly vacant site that sits in the heart of the city! 11Villaggio Toscano will promote a
pedestrian friendly neighborhood with expansive walkways and beautiful1andscaping.
It
will bring new customers to the local businesses along Ventura and Sepulveda Blvds .
...•.

I believe that this beautiful project offers an opportunity to bring true value to the City of
Shennan Oaks and I ask for your support in allowing Il Villaggio Toscano to go forward
without further delay.

sinc~re.)¥,c

,1 )

Ifi /Y/VLV0£r
Douglas A, Kiersey
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t, 20]

]

The Honorable Paul Krekorian

,

Los Angeles City Council, 2nd District
200 N. Spring St., Room 425
Los Angeles, Ca 90012 .

RE:

Support of Camarillo & Sepulveda Development
Toscano

;

Proposal

n Villaggio
Dear Councilman

Krekorian:

This letter is in support for the development project, Il Villaggio Toscana, which IS proposed for the corner
of Sepulveda Blvd and Camarillo Street in Sherman Oaks.
I think this project will be benefiting the Sherman Oaks community. Many cities support mixed use
developments that connect easily to public transit. This high quality development will be a welcomed
improvement to the current vacant site which is at a key gateway to Sherman Oaks. It will enhance the
economy of Sherman Oaks by creating work, live and play inviting to its residents and neighbors.
11 Villagio Toscano will have a pedestrian friendly environment which will encourage residents to live, '
work walk and shop around Ventura and Sepulveda Blvd, reducing automobile congestion in Sherman
Oaks.
. <

It is time foiethis long standing vacant site to become a welcoming environment
community of Sherman Oaks.

Sincerely,

M ()~

v'Jt
.!:{- G~..!-

A

KhU

Mr. & Mrs. Robert Richter
1913 Roxbury Drive Los Angeles, Ca 90035

and a true value to the

March 20, 2011
The Honorable Paul Krekorian
Los Angeles City Council, 2nd District
200 N. Spring Street
Los Angeles, CA 90012
Via Email
Dear Councilman Krekorian:
RE:

Support of Camarillo and Sepulveda Development Proposal
II Villaggio Toscano

I am an investor in the Sherman Oaks community who lived in the San
Fernando Valley for many years and who now resides in Westlake Village,
California. Although I do not live in Sherman Oaks, I would like to do so. It
is an exceptional community, which provides an outstanding quality of Hving
to its residents.
I am enthralled by the thought of living in the planned project which will
occupy a now blighted area of Sherman Oaks. It will provide me with the
kind of modern environment that I enjoyed when I lived in New York: Urbane,
convenient, beautiful, well-architected, easily enjoyed, with available shops,
transportation and amenities. It will add to the quality of my life and to the
quality of life in this best part of Los Angeles. And it will add to the economic
well-being of all of Sherman Oaks.
Mixed use makes sense to me; it is how I wish to live. And II Villaggio
Toscano promises to afford the best of mixed use.
I would like to urge you to support this project.
Very truly yours,

Michael M. Edelstein, MD

J

.I

March 1,2011
The Honorable Paul Krekorian
Los Angeles City Council, 2nd District
200 N. Spring St., Room 425
Los Angeles, CA 90012
RE; Support for the Camarillo & Sepulveda Development Proposal,
known as it Villaggio Toscano

Dear Councilman Krekorian:
Though I presently reside in Santa Clarita, I lived in the San Fernando Valley for many years and
in fact still have investments in the valley and in Shennan Oaks. I would like to express my
support for the new mixed use development project known as 11 Villaggio Toscano being
proposed for the corner of Camarillo Street and Sepulveda Boulevard in Shennan Oaks.
This project has all the earmarks of a first class development and will be an enormous
improvement over the current vacant lot that is situated on such a highly visible corner. Since the
City of Los Angeles is taking such a lead in its support of mixed-use developments, this project
seems to be the perfect opportunity to bring that type of development to Shelman Oaks,
revitalizing the community today and shaping its future.
By creating a multifaceted

environment that is inviting to residents and neighbors alike, this
development can have a positive impact on the economic future of the community. The
introduction of new housing to the area within easy walking distance of existing retail, recreational
and dining opportunities will bring new customers to the local businesses on Ventura and Sepulveda
Boulevards.
This development promises to provide a pedestrian-friendly environment, with convenient walking
paths and beautiful landscaping. Both the design and location will encourage residents to leave their
cars at home and to get out and enjoy their Shennan Oaks neighborhood while reducing automobile
congestion in the area.
This site has been a vacant lot for long enough. The neighborhood needs to have this property once
again integrated into the community, Creating a project that will bring quality residential and
commercial uses back to the neighborhood will give it the shot-in-the-arm it needs. I believe it
Villaggio Toscano is that project.
Sincerely,

/

City of Los Angeles Department of City Planning
City Hall
200 North Spring Street, Suite 525
Los Angeles, CA 90012

)

Via Email
Attention: Councilman Krekorian
/

Re: Proposal II Villaggio Toscano in Sherman Oaks
Dear Councilman Krekorian,
I've lived and worked around here since 1973. I'm a blue collar guy from Detroit that's currently selfemployed, eeking out a modest living doing massage work and physical therapy in Sherman Oaks.
The Villaggio Project could possibly benefit me in the potential clients I could meet. In my opinion, the
prosperity of our community and its financial health, along with mind as well, couldn't help but benefit
from the jobs it would provide; directly by the construction of the project itself, and then subsequently
by the business it would bring into the area.
The economy isn't going to get any better until we all get back to work. I think the Project's a realistic
idea that positively addresses the current situation that we as a community and as a country now find
ourselves in.
Thanks,
Dale Brandenburg
.Arch Drivel
Studio City, CA 91604

August 16, 2011
City of Los Angeles Department of City Planning
City Hall
200 North Spring Street, Suite 525
Los Angeles, CA 90012
Via Email

A ttention: Councilman Krekorian
Re: Proposed

/

II Villaggio Toscano

Dear Councilman

in Sherman

Oaks

Krekorian:

Iwas born and raised in the San Fernando Valley. J recently purchased a new condo io Sherman Oaks and have rented here in the past.
This letter is in regards to the proposed mixed-use development at the vacant lot off Camarillo and Sepulveda Boulevard.
Residents and neighbors of the mixed-use community will benefit from the ability to get out of their cars and walk to access the on-site
grocery store, neighborhood-serving
retail, and the Galleria and offices nearby.
Il Villaggio Toscano will help extend the beauty of Sherman Oaks to this vacant, underutilizcd
neighborhood, both providing jobs and extra revenue for the city.
Shennan Oaks is a vibrant community. This mixed-use project is much-needed
Toscano as 3. neighbor.
Sincerely,

Janis R. Schiffer
Kester Ave.

Cc: Sherman Oaks Neighborhood

Council

site that sits at the gateway to our

in this community

and Iwould welcome il Villaggio
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SALLY G. LANDAU

.2444 2STH

STREET

SANTA MONICA~

CA 90405

310,780.0966
SAL.LY@SALLYLANOAU.COM

March 8, 2011
The Honorable Paul Krekorian
Los Angeles City Council, 2nd District
200 North Spring Street
Room #425
Los Angeles, CA 90012
Re:

SHOWING SUPPORT FOR THE CAMAR1LLO/SEPUL VEDA PROPOSAL
IIVillagio Toscano in Sherman Oaks

Dear Councilman Krekorian:
~ I am supporting the above referenced project and wish it a speedy process through the City.

Since the Northridge earthquake in 1994 (now 17 years later!), I've been driving by the eyesore left by the
earthquake's devastation of a lovely office building at Camarillo and Sepulveda. I even used to enjoy
peeking at the building while driving on the freeway nearby. I believe it reflects poorly on the City of Los
Angeles to allow this property to languish these many years.
Now, with the City needing tax revenues, wouldn't the completion of this beautiful project provide jobs
and significant income to the City?
This will be a great addition to Shennan Oaks and its construction alone will inspire other developers to
continue to build and improve our town, I'm hoping you will do everything in your power to see that this
project receives no impediment to its approval process, and you will also encourage your colleagues on the
Council and in the City departments to do the same.
Thank you very much for your time.
Best regards,

GjjOJjJj//\A4A&<-----SaUyO.

Landau

;.
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August 27, 2011

City of Los Angeles Department of City Planning
City Hall
200 North Spring Street, Suite 525
Los Angeles, CA 90012

/

Attention: Councilman Krekorian
He: Proposed

II Villaggio Toscano in Sherman

Oaks

Dear Councilman Krekorian:
I have lived in Sherman Oaks for two and a half years and am excited to have a new mixed-use
development at the vacant lot off Camarillo and Sepulveda Boulevard.
I'm a native of the Washington, D.C. metropolitan area (Northern Virginia), and have witnessed
first-hand the expansion and explosion of one of the finest communities in this country. Tcan
attest that development is a good thing-especially when you can't keep the people from moving
to the area. When communities have large populations, they have an obligation to re-evaluate,
reinvest, and redesign themselves as appropriate.
Sherman Oaks, which is regarded as one of the best communities in Los Angeles, has an
obligation to reinvest in itself. The comer of Camarillo and Sepulveda is an eyesore that would
benefit from development. The proposed It Villaggio Toscano is a plan that would not only
eradicate this eyesore, it would support "greener" living by providing a walkable, mixed-usc
place to shop and engage with our neighbors. This is why I support the project.
If we don't act soon, Shennan Oaks north-of-the-boulevard may be at a "tipping point" for
becoming a lackluster community riddled with chain-link fences, debris, and ever-declining
property values. As a resident of Sherman Oaks, this is far below my expectations.
I truly believe that this mixed-use project will boost Shennan Oaks' local, state, and national
reputation. Il Villagio Toscano has the potential to reignite the economy, interest, property
values, aesthetic value, and pedestrian community that Shennan Oaks and the greater Los
Angeles area needs. Twould welcome il Villaggio Toscano as a neighbor.
Sincerely,
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Leslie Dodson
- Morrison S1.

Cc: Sherman Oaks Neighborhood Council
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October 5th, 2011

City of Los Angeles Department of City Planning
CityHaU
200 North Spring Street, Suite 525
Los Angeles, CA 90012
Attention: Councilman

Re: Proposed

J

Krekorian

n Villaggio

.I

Toscano in Sherman Oaks

Dear Councilman Krekorian:
I have lived/owned a business in Shennan Oaks for 20 years and am excited to have a new
mixed-use development at the vacant lot off Camarillo and Sepulveda Boulevard.
That particular lot has been an eye sore in the Sherman Oaks community for years and its time
we make it something we are proud of. By building on that location we win be able to help
stimulate the Shennan Oaks community even more and make Sherman Oaks a place to be.
The addition of II Villaggio can only help current and future business to strive in the Sherman
Oaks community. Building this complex will not only make the area much more attractive but it
will increase foot traffic to many of the current local business in the Shennan Oaks area. Overall
II Villaggio will only help the Sherman Oaks community and should be supported by everyone.
Shennan Oaks is a vibrant community. This mixed-use project is much-needed
community and I would welcome il Villaggio Toscano as a neighbor.

~

Brett Kleinman

~

115357 Magnolia Blvd. #218
Sherman Oaks, CA 91403
(818)744-4434

Cc: Sherman Oaks Neighborhood

Council

in this

12/3/2011

City of Los Angeles Department of City Planning
City Hall
200 North Spring Street, Suite 525
Los Angeles, CA 90012
Via Email
Attention: Councilman Krekorian
Re: Proposed II ViUaggio Toscano in Sherman Oaks
Dear Councilman Krekorian:
I have lived in Sherman Oaks for 2 years and am excited to have a new mixed-use development
at the vacant lot off Camarillo and Sepulveda Boulevard.
I think that this project will improve Sepulveda Blvd (between Ventura & Burbank Blvd)
immensily. This area is being taken over by big rigs that use the area as a resting place, by
oversized uggly billboards advertising massage and the like, and is being roamed around by
beggars and homeless scavenging trash bins, which brings crime, prostitution, and illegal
activities. We need to take this stretch of street back to the residents.

Sherman Oaks is a vibrant community. This mixed-use project is much-needed in this
community and I would welcome il Villaggio Toscano as a neighbor.
Sincerely,

Marcia Rosenberg
'Weddington Street
91411

Cc: Sherman Oaks Neighborhood Council

I

J

.'

.,

December

3,2011

City of Los Angeles Department of City Planning
City Hall
200 North Spring Street, Suite 525
Los Angeles, CA 90012
Via Email
'
Attention:

!

.I

Councilman Krekorian

Re: Proposed II ViUaggio Toscano in Sherman Oaks
Dear Councilman

Krekorian:

I have lived in Shennan Oaks for 27 years and am excited to have a new mixed-use development
at the vacant lot off Camarillo and Sepulveda Boulevard.

I support il Villaggio Toscano because I want to help create more jobs, bring more business, and
ultimately help the community,
Il Villaggio Toscano is important to the community
jobs OJ stores.

because people can now live closer to their

Shennan Oaks is a vibrant community. This mixed-use project is much-needed
community and I would welcome il Villaggio Toscano as a neighbor,
Sincerely,

Rolando Chavarria
Calvert Street
Van Nuys, CA 91401

Cc: Sherman Oaks Neighborhood

Council

in this

12/0312011

City of Los Angeles Department of City Planning
City Hall
200 North Spring Street, Suite 525
Los Angeles, CA 90012

J

Via Email
Attention: Councilman Krekorian

Re: Proposed II Villaggio Toscano in Sherman Oaks
Dear Councilman Krekorian:
I have lived in Sherman Oaks for 7 years and am excited to have a new mixed-use development
at the vacant lot off Camarillo and Sepulveda Boulevard.
We need the jobs. We need to build better housing that exhibits a higher standard of community.
A place to really call horne.
Our local economy needs the boost.
Shennan Oaks is a vibrant community. This mixed-use project is much-needed
community and I would welcome i1 Villaggio Toscano as a neighbor.
Sincerely,

Mikki Gunter
Kester Ave.
I

Cc: Sherman Oaks Neighborhood

Council

in this

~

12/03/2011

City of Los Angeles Department of City Planning
City Hall
200 North Spring Street, Suite 525
Los Angeles, CA 90912

/

Attention: Councilman Krekorian
.I

Re: Proposed II ViUaggio Toscano in Sherman Oaks
Dear Councilman Krekorian:
I have lived in Sherman Oaks for 3 years and am excited to have a new mixed-use development
at the vacant lot off Camarillo and Sepulveda Boulevard.
I support ViIlaggio, it would bring the value of the neighborhood.
This project would bring in small business and hopefully more middle class families.

f

Sherman Oaks is a vibrant community. This mixed-use project is much-needed in this
community and I would welcome il Villaggio Toscano as a neighbor.
Sincerely,

Toni barsch
kester

Cc: Sherman Oaks Neighborhood Council

Mr. Michael LoGrande, Director

29 March 2012

Department of City Planning
;'

200 N. Spring St., Fifth Floor
Los Angeles, CA900 12
/

RE:

Support for the II Villaggio Toscano Development Proposal
NWC Camarillo Street & Sepulveda Boulevard, Sherman Oaks, CA

Dear Mr. LoGrande:

We are delighted to hear that M. David Paul and Associates is working to develop

their property at the corner of Camarillo Street and Sepulveda Boulevard in Sherman Oaks.
Although we now live in Oregon, my wife and I were long-term residents in the San
Fernando Valley, as well as long-term investors in M. David Paul's developments.
J am especially interested and encouraged by this project because I have extensive
experience in the profession of urban revitalization. The National Trust once awarded one
of my projects as "The most successful urban revitalization project in America." You might
have read one of my books, "Return To The City", published by Doubleday.
r am deeply impressed by how M. David Paul has planned this project in such a
creative and people-pleasing way. Itis sure to bring to life a true "neighborhood!'
atmosphere, which this section of Sherman Oaks desperately needs.

ri;~
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Richard Reed and Janet Reed

<

,'/

,/"

~

C-~ /

942 Fairway Place, Springfield, OR, 9~"77'"

541-741-3992 Email: rreed@ram~mail.com

* 942

Fairway Place * Springfield, Oregon 97477
* Phone (541) 741~3992 * E-Mail: rreed@ranl-mail.com

Rita Allman

14332 Riverside Dr #10

Sherman Oaks

91432

CA

David Haimovitz

5245 Lemona Ave

Sherman Oaks

91411

CA

Taylor L. Kirk

15270 Sutton St #205

Sherman Oaks

91403

CA

Roger Ward

'14410 Dickens St

Sherman Oaks

91423

CA

Joe Goodman

4259 Fulton Ave

Sherman Oaks

91423

CA

Vincent A. Alvarez

4501 Cedros Ave #123

Sherman Oaks

91403

CA

Grinberger

5401 Cedros Ave

Sherman Oaks

91403

CA

Frank Eberha rd

15207 La Mirada St

Sherman Oaks

91403

CA

Sah Lindell

4811 Orion Ave

Sherman Oaks

91403

CA

Sam Hanna

14755 Ventura Blvd

Sherman Oaks

91403

CA

Marc Chang

4344 Van Nuys Blvd

Kristen Laidley
Zuma Sharpe

1500 Burbank Blvd

Sasha Machulsky

Sherman Oaks

91403

CA

Sherman Oaks

91403

CA

Sherman Oaks

91411

CA

Sherman Oaks

91403

CA

14033 Burbank Blvd

Sherman Oaks

91401

CA

Jeffrey Osser

14617 Killian St

Sherman Oaks

91411

CA

Tere Rivera

3547 Summerfield

Dr

Sherman Oaks

91423

CA

Martin Duran

3547 Summerfield

Dr

Sherman Oaks

91423

CA

Jorge Gonzalez

Marife Garcia

13302 Oxnard St

Sherman Oaks

91401

CA

Sarah Schanz

4640 Kester Ave

Sherman Oaks

91403

CA

Patrick Edwards

4650 Kester Ave #113

Sherman Oaks

91403

CA

Colleen Padilla

14522 Valley Vista Blvd

Sherman Oaks

91403

CA

Naz Adl

4300 Beverly Glen Blvd #20

Sherman Oaks

91423

CA

Seth Brunetti

14646 Dickens St

Sherman Oaks

91403

CA

William Battain

4540 Natick Ave #301

Sherman Oaks

91403

CA

Yvonne Whitaker

4715 Vista Dei"Monte 108

Sherman Oaks

91403

CA

Yvette Whitaker

4715 Vista Del Monte 108

Sherman Oaks

91403

CA

Marcia Roth

15245 La Maida St #301

Sherman Oaks

91403

CA

Bobby Darvish

4430 Noble Ave

Sherman Oaks

91403

CA

Y Mcdmll

14559 Moorpark St

Sherman Oaks

91403

CA

Ester Tambo Linden

4811 Orion Ave

Sherman Oaks

91403

CA

Cory Rabonza

14622 Ventura Blvd

Sherman Oaks

91403

CA

Sima Katiraee

4300 Beverly Glen Blvd

Sherman Oaks

91423

CA

Nisen KUrman

5701 Saloma Ave

Sherman Oaks

91411

CA

Merlin White

4770 Kester Ave

Sherman Oaks

91403

CA

Susan Toppin

4049 Stansbury Ave

Sherman Oaks

91423

CA

Marigeh Farzad

4675 Willis Ave #203

Sherman Oaks

91403

CA

Shahla Shamsa

4540 Datick Ave #107

Sherman Oaks

91403

CA

Olga Cozlore

14567 Dickens St

Sherman Oaks

91403

CA

Joshua Cruz

14645 La Marda St

Sherman Oaks

91408

CA

Shimal Dhanjee

5712. Vista Del Monte

Sherman Oaks

91411

CA

J

I

Halaine Blekier

4307 Cedros Ave

Sherman Oaks

91403

CA

Hanh Hnynh

14304 Dickens St #3

sherman Oaks

91423

CA

Vicky L. Hicks

4702 Tobias Ave

Sherman Oaks

91403

CA

Chris Simonian

Sherman Oaks

91423

CA

Jeremy Kaufman

4713 Tobias Ave

Sherman Oaks

91403

CA

Geoff Fairbanks

15134 Martha St

Sherman Oaks

91411

CA

Jose Garcia

4535 Willis Ave

Sherman Oaks

91403

CA

Joan Poznick

14560 Benefit St

Sherman Oaks

91403

CA

Nelson Bush

5435 Coldwater Cyn

Sherman Oaks

91407

CA

I

Anna Machulsky

Sherman Oaks

91403

CA

.Natasha Dhanji

4631Ke~erAve#108

Sherman Oaks

91403

CA

Alice Shamoon

5430 Kester Ave

Sherman Oaks

91411

CA

Kate Royce

15285 Sutton St #101

Sherman Oaks

91403

CA

Star Romano

4708 Kester Ave #9

Sherman Oaks

91403

CA

Diane Romano

4708 Kester Ave #9

Sherman Oaks

91403

CA

Karen Ronam

4708 Kester Ave

Sherman Oaks

91403

CA

Shohore Sayani

4261 Cedros Ave

Sherman Oaks

91403

CA

Shari Haber

14115 Moorpark St #303

Sherman Oaks

91423

CA

Kirby Harrell

4523 Willis Ave #209

Sherman Oaks

91403

CA

Fred Rothschild

5152 Sepulveda Blvd #184

Sherman Oaks

91405

CA

Carmen Risishone

5152 Sepulveda Blvd #184

Sherman Oaks

91403

CA

Eboni Gentry

PO Box 55264

Sherman Oaks

91413

CA

Michael Birov

5242 Vesper Ave #5

Sherman Oaks

91411

CA

Linda Kressh

Sherman Oaks

CA

Jessica Wood

5112 Sepulveda Blvd #221

Sherman oaks

91403

CA

Diane Addis

15120 Hartsook St

Sherman Oaks

91403

CA

Paul Addis

15120 Hartsook St

Sherman Oaks

91403

CA

AlimAli

4818 Lemona Ave

Sherman Oaks

91403

CA

Lois Altman

15223 Magnolia Blvd D

Sherman Oaks

91403

CA

Graciela Alvarado

4637 Willis Ave #3

Sherman Oaks

91403

CA

Natalie Alvarez

14411 Riverside Dr #5

Sherman Oaks

91423

CA

Sherman Oaks

91423

CA

Jason Anish

Dari Anderson
15260 Ventura Blvd Ste 12'

Sherman Oaks

91403

CA

Va Arabian

13442 Huston St B

Sherman Oaks

Pam Arnold
Shelene Atanacio

4829 Lemona Ave
Dr

CA

Sherman Oaks

91403

CA

Sherman Oaks

91403

CA

Eric Aude

14940 Valleyheart

Sherman Oaks

91403

CA

Rose August

4748 Halbrent Ave

Sherman Oaks

91403

CA

Vasak Aveti

14533 Ventura Blvd

Sherman Oaks

91403

CA

Paul Babin

4721 Kester Ave #5

Sherman Oaks

91403

CA

Suzan Bagdadi

4230 Stansbury Ave

Sherman Oaks

91423

CA

Maribel Bander

15353 Weddington

St

Sherman Oaks

91411

CA

Maryam Banihashemi

4724 Kester Ave #313

Sherman Oaks

91403

CA

Britnie Banks

Hesby St

Sherman Oaks

91403

CA

Sherman Oaks

91403

CA

Ranit Barak
Greg Baranavsky

15070 Del Gado Dr

Sherman Oaks

91403

CA

Sheryl Becker

Sepulveda Blvd

Sherman Oaks

91403

CA

J

I

Maggie Beetison

14810 Jadestone

Sherman Oaks

91403

CA

Iris Bei-Aroch

4477 Colbath Ave

Sherman Oaks

91423

CA

Peter Bekes

15243 La Maida St

Sherman Oaks

91403

CA

Hana Benrosh

15221 Camarillo St

Sherman Oaks

91403

CA

Annette Berko

5446 Bevis Ave

Sherman Oaks

91411

CA

Lark Bernini

15206 La Maida St

Sherman Oaks

91403

CA

Thomas Bliss

4235 Kester Ave

Sherman Oaks

91403

CA

Douglas Batt

5646 Lemona

Sherman Oaks

91411

CA

Geoffrey Brandt

15159 Greenleaf St

Sherman Oaks

91403

CA

Anny Brederer

15242 Morrison st

Sherman Oaks

91403

CA

Rachelle Bross

4621 Tobias Ave

Sherman Oaks

91403

CA

Christopher Brown

4638 Moorpark Ave

Sherman Oaks

912101

CA

Kristie S. Brown

4806 Sepulveda Blvd Apt 6

Sherman Oaks

91403

CA

John Burns

5003 Ti.lden Ave #203

Sherman Oaks

91423

CA

.Molly Cannon

4730 Natick Ave #109

Sherman Oaks

91403

CA

Glen Cardno

15235 Otsego St

Sherman Oaks

91403

CA

Sherman Oaks

91423

CA

4955 Murietta Ave

Sherman Oaks

91423

CA

Karen Caskey
Robert Chan
Rocky Chugani

1393 N Ventura Blvd

Sherman Oaks

91423

CA

Dimple Chugani

4482 Matilija Ave

Sherman Oaks

91423

CA

Bob Cohen

4333 Woodman Ave

Sherman Oaks

91423

CA

Nancy Cohen

15335 Magnolia Blvd #315

Sherman Oaks

91403

CA

Eitan Cohen

14249 Dickens St #103

Sherman Oaks

91423

CA

Ryan Cole

15011 Dickens St Apt 11

Sherman Oaks

91403

CA

Daniel Contreras

4702 Halbrent Ave

Sherman Oaks

91403

CA

Kevin Copelan

14601 Deervale PI

Sherman Oaks

91403

CA

Laurent Corson

4060 Cody Rd

Sherman Oaks

91403

CA

Julia Callaghan

Sherman Oaks

CA

Ore Dagan

15014 Magalia Blvd #7

Sherman Oaks

91403

CA

Cecilia Dahari

4924 Sepulveda Blvd Apt 6

Sherman Oaks

91403

CA

Ed Damoches

5115 Kester Ave

Sherman Oaks

91403

CA

Parviz Davani

4809 Norwich Ave

Sherman Oaks

91403

CA

Lauren Davidsen

14960 Dickens St

Sherman Oaks

91403

CA

Jenny Devore

5517 Columbia Ave

Sherman Oaks

91411

CA

Wesley John Dochick

4647 Lemona Ave

Sherman Oaks

91403

CA

Gloria Dominguez

4800 Sepulveda Blvd Apt 3

Sherman Oaks

91403

CA

Andrea Douglas

4352 Ventura Cyn Ave 10

Sherman Oaks

91423

CA

Kevin Driscoll

14242 Ventura Blvd

Sherman Oaks

91423

CA

Shlomo Elkriaf

15148 La Maida St

Sherman Oaks

91403

CA

Valles Enson

14343 Addison 224

Sherman Oaks

91423

CA

Jozef Esfahani

14545 Ventura Blvd

Sherman Oaks

91403

CA

Mary Farina

15115 Camarillo St

Sherman Oaks

91403

CA

Arthur Fields

PO Box 5721

Sherman Oaks

91413

CA

Julie Fitzgerald

4650 Kester Ave #221

Sherman Oaks

91403

CA

Debra Fitzpatrick

4655 Halbrent Ave

Sherman Oaks

91403

CA

Jerry Fleischman

4616 Willis Ave #312

Sherman Oaks

91403

CA

Kevin Flores

4760 Columbus Ave

Sherman Oaks

91403

CA

J

I

Latasha Flowers

15220 La Maida

Sherman Oaks

91403

CA

Karbis Fodulyan

4630 Tobias Ave

Sherman Oaks

91403

CA

Sunny Fong

PO Box 56052

Sherman Oaks

91413

CA

Dale Forbes

4252 Levitt Ln

Sherman Oaks

91403

CA

Mischa Friend

4535 Wi lis Ave

Sherman Oaks

91403

CA

Donne Fullove

15175 Magnolia Blvd

Sherman Oaks

91403

CA

Rebecca Galed

4748 Sepulveda Blvd

Sherman Oaks

91403

CA

Elsie Geller

14630 Dickens St #104

Sherman Oaks

91401

CA

Joani Gibbs

14136 Califa St

Sherman Oaks

91401

CA

Marta GOldstein

'15357 Magnolia Blvd #331

Sherman Oaks

91403

CA

Natan Gorbaty

15100 Moorpark St Apt 12:

Sherman Oaks

91403

CA

Shannen Gorttula

4724 Kester Ave #211

Sherman Oaks

91403

CA

Margaret Gottfried

14310 Ventura Blvd Suite 1

Sherman Oaks

91423

CA

AI Gottfried

14310 Ventura Blvd Suite 1

Sherman Oaks

91423

CA

Joseph Graham

4753 Kester Ave #1

Sherman Oaks

91403

CA

Hillary Greenspan

4553 Willis Ave

Sherman Oaks

91903

CA

Robert Greig

4617 Willis Ave #27

Sherman Oaks

91403

CA

Mouser Grias

4950 Sepulveda Blvd Apt 1

Sherman Oaks

91403

CA

Bruce Gridley

14929 Dickens 5

Sherman Oaks

91403

CA

,I
J

I

L Hand

PO Box 56568

Sherman Oaks

91413

CA

Abby Hankins

15233 Magnolia Blvd #110

Sherman Oaks

91403

CA

Neysa L. Harris

5344 Circle Dr #6

Sherman Oaks

91401

CA

Maher Henary

15147 Morrison St

Sherman Oaks

91403

CA

Barbara Hennessey

PO Box 57065

Sherman Oaks

91413

CA

Maggie Herrera

4750 Kester Ave #14

Sherman Oaks

91403

CA

Fleurette Hershman

15970 Meadowcrest

Sherman Oaks

91403

CA

Lara Hill

15009 Dickens g

Rd

Sherman Oaks

91403

CA

Robin Hill

15126 Morrison St

Sherman Oaks

91403

CA

Julianne Ho

4641 Noble Ave

Sherman Oaks

91403

CA

Adele Hoffman

14567 Dickens St #232

Sherman Oaks

91430

CA

Beau Hoffman

4770 Kester Ave #210

Sherman Oaks

91403

CA

Tanya Holmberg

4650 Kester Ave

Sherman Oaks

91403

CA

Brute Hood

4650 Sepulveda Blvd Apt 1(

Sherman Oaks

91403

CA

Zaida C. Horner

4635 Columbus Ave

Sherman Oaks

91403

CA

Jeff Horowitz

4743 Columbus Ave

Sherman Oaks

91403

CA

Miriam Isa

4735 Sepulveda Blvd Apt 2(

Sherman Oaks

91403

CA

Nechmad Ishai

4730 Halbrent Ave

Sherman Oaks

91403

CA

Morgan Jafari

4650 Sepulveda Blvd Apt 2(

Sherman Oaks

91403

CA

Meaghan James

14025 Moorpark St #21

Sherman Oaks

91423

CA

Stephen James

4962 Sepulveda Blvd

Sherman Oaks

91403

CA

Danny (d.w.) Jansta

4640 Columbus Ave

Sherman Oaks

91403

CA

Farouk Jehan

14526 Weddington

Sherman Oaks

91411

CA

Lisa Jeser

15604 Woodfield

PI

Sherman Oaks

91403

CA

Dave Jeser

15604 Woodfield

PI

Sherman Oaks

91403

CA

David Jessen

4724Ke~erAve#108

Sherman Oaks

91403

CA

Katie Johnson

5221 Lemona Ave

Sherman Oaks

91411

CA

Jacob Kachone

4334 Matilija Ave

Sherman Oaks

91423

CA

104

Greg Kacynski

8140 COldwater Cayn Ave

Scott Killeen

4626 Sunnvslope Ave

Sherman Oaks

91423

CA

Lisa SKim

4735 Sepulveda Blvd

Sherman Oaks

91403

CA

Brett Kleinman

15357 Magnolia Blvd

Sherman Oaks

91403

CA

Nooneh Kradjian

4735 Sepulveda Blvd #358

Sherman Oaks

91423

CA

Jod i Kruger

4713 Burnet Ave

Sherman Oaks

91403

CA

Sherman Oaks

91423

CA

Justin Langreth

4724 Kester Ave #211

Sherman Oaks

91403

CA

Sarah Lembersky

4313 Van Nuys Blvd

Sherman Oaks

91403

CA

Don LeStrange

4709 Saloma Ave

Sherman Oaks

91403

CA

German Libenson

4632 Natic Ave #103

Sherman Oaks

91403

CA

AI Lincoln

347 S Clarence St

Sherman Oaks

91423

CA

Alex Lipkansks

5115 Kester Ave #105

Sherman Oaks

91403

CA

. Marla Litner

16184 Meadowcrest

Rd

Sherman Oaks

91403

CA

Lisa Luna

4553 Willis Ave #205

Sherman Oaks

91403

CA

Jackie Lyons

14947 Dickens St Apt 6

Sherman Oaks

91403

CA

Carissa Madinecea

15142 Moorpark St Apt 10~

Sherman Oaks

91403

CA

Kelly Malone

4724 Lemona Ave

Sherman Oaks

91403

CA

Eric Manlunas

15303 Ventura Blvd Suite 1

Sherman Oaks

91403

CA

Casey Markovic

14905 Dickens St

Sherman Oaks

91413

CA

Rick Martinez

14567 Dickens St #232

Sherman oaks

91438

CA

Jessica Mastnlli

4601 Willis Ave #304

Sherman Oaks

91403

CA

Lisa May

5345 Sepulveda Blvd #231

Sherman Oaks

91411

CA

James Mayer

14512 Ventura Blvd

Sherman Oaks

91403

CA

Maia Mdinaradze

4646 Natick Ave

Sherman Oaks

91403

CA

Sara Miles

4651 Lemona Ave

Sherman Oaks

91403

CA

Neal Stuart Miller

13735 Ventura Blvd

Sherman Oaks

91423

CA

Katrina Montana

4824 Sepulveda Blvd

Sherman Oaks

91403

CA

Kevin Morehase

14945 Ventura Blvd #306

Sherman Oaks

91403

CA

Alexis Nassif

5306 Noble Ave

Sherman Oaks

91411

CA

Ashley Nazarian

15301 Ventura Blvd

Sherman Oaks

91403

CA

Suzan And Ramtin Nemati

4715 Saloma Ave

Sherman Oaks

91403

CA

David Neubder

PO Box 55009

Sherman Oaks

91413

CA

Nadeen Nisslez

15235 Magnolia

Sherman Oaks

91403

CA

Jasmine Noghrey

4706 Sepulveda Blvd

Sherman Oaks

91403

CA

Donovan O'connor

5401 Sepulveda Blvd

Sherman Oaks

91411

CA

Fiquin Ordoghlian

15137 Ventura Blvd

Sherman Oaks

91403

CA

Yamilette Osborn

4906 Lemona Ave

Sherman Oaks

91403

CA

Gabrielle Palluconi

4706 Halbrent Ave

Sherman Oaks

91403

CA

Sue Parlman

4137 Saugus Ave

Sherman Oaks

91403

CA

Marcia Pendleton

15040 Moorpark St #103

Sherman Oaks

91403

CA

Jeff Petti pas

24133 Del Monte Dr #192

Sherman Oaks

91305

CA

Nicole Polido

4549 Langridge Ave

Sherman Oaks

91423

CA

Judy Pond

4728 Lemona Ave

Sherman Oaks

91403

CA

Stuart Popkin

4501 Cedros Ave

Sherman Oaks

91403

CA

Dianna Quille

6160 Coste lie Ave

Sherman Oaks

91401

CA

Amy Ram

PO Box 55105

Sherman Oaks

91413

CA

Aaron Revivo

4334 Stern Ave

Sherman Oaks

91423

CA

/

I

Ethel Richards

4734 Sepulveda Blvd

Sherman Oaks

91403

CA

Florence Riggs

4760 Burnet Ave

Sherman Oaks

91403

CA

Ray Rivera

5326 Buffalo Ave

Sherman Oaks

91401

CA

Timothy Robinson

4641 Burnet Ave

Sherman Oaks

91403

CA

Richard Roe

15119 Camarillo St

Sherman Oaks

91403

CA

Jeremy Rosen

4713 BUrnet Ave

Sherman Oaks

91403

CA

Catherine Ryder

4964 Sepulveda Blvd Apt B

Sherman Oaks

91403

CA

John Salinas

15045 Dickens St #104

Sherman Oaks

91403

CA

Debbie Salners

4624 Tobias Ave

Sherman Oaks

91403

CA

Lillian Salter

'15113 La Maida St

Sherman Oaks

91403

CA

Sharon Sansen

1283 Saugus

Sherman Oaks

90218

CA

Jeremy Schart

15225 Camarillo St

Sherman Oaks

91403

CA

David Scher

15217 Camarillo St

Sherman Oaks

91403

CA

Jan Schifter

4724 Kester Ave #111

Sherman Oaks

91403

CA

Eric Schneider

15229 Morrison St

Sherman Oaks

91403

CA

Leonard Schneider

4644 Halbrent Ave 4650 H;

Sherman Oaks

91403

CA

Sara Shabat

4545 Willis Ave

Sherman Oaks

91403

CA

Gene Sheynker

4702 Lemona Ave

Sherman Oaks

91403

CA

Michelle Shraider

14960 Dickens St Unit 313

Sherman Oaks

91403

CA

Oszkar Sigeti

4824 Sepulveda Blvd

Sherman Oaks

91403

CA

Brittany Sivley

14700 Ventura Blvd

Sherman Oaks

91403

CA

Aaron Smith

15301 Ventura Blvd #450

Sherman Oaks

91403

CA

Aleese Smith

4730 Natick Ave #102

Sherman Oaks

91403

CA

Matthew Smith

5002 Tilden Ave

Sherman Oaks

91423

CA

Brandy Sorice

13412 Moorpark St

Sherman Oaks

91423

CA

Erica Steakley

14819 Magnolia Blvd #10

Sherman Oaks

91403

CA

Chris Steele

4950 Sepulveda Blvd Apt 3

Sherman Oaks

91403

CA

Norman Steinberg

4454 Van Nuys Blvd Ste C

Sherman Oaks

91403

CA

Adam Stel

4920 Van Nuys Blvd

Sherman Oaks

91403

CA

Andrew Stepansky

4570 Van Nuys Blvd #380

Sherman Oaks

91403

CA

Sara h Stickeler

4419 Van Nuys Blvd

Sherman Oaks

91403

CA

Natali Star

4346 Matilija Ave #216

Sherman Oaks

91423

CA

David Suenson

14312 Roblar PI

Sherman Oaks

91423

CA

Patricia Sullivan

15128 Burbank Blvd

Sherman Oaks

91411

CA

Roland Suncire

15325 Magnolia

Sherman Oaks

91403

CA

Mary Teagle

15053 Ventura Blvd

Sherman Oaks

91403

CA

Robert Tesoro

14622 Ventura Blvd#437

Sherman Oaks

91403

CA

14960 Dickens St #304

Sherman Oaks

91403

CA

2244 Sylmar Ave

Sherman Oaks

91421

CA

Tracey Tore

14149 Moorpark St

Sherman Oaks

91423

CA

Andrew Tarr

4702 Vesper Ave

Sherman Oaks

91403

CA

Gerry Torres

15248 Dickens Ave

Sherman Oaks

91403

CA

Suzanne

1<' Thorne

F Tirosh

Susannah Turney

PO Box 57826

Sherman Oaks

91413

CA

Jody Vandagriff

15053 Ventura Blvd

Sherman Oaks

91403

CA

Laura Veleff

5138 Hazeltine Ave

Sherman Oaks

91423

CA

Peter Villalobos

4736 Burnet Ave

Sherman Oaks

91403

CA

Kerri Walid

4619 Lemona Ave

Sherman Oaks

91403

CA

J

I

I

James Walters

4730 Natick Ave #205

Sherman Oaks

91403

CA

Krls Ward

135889 valley vista Dr

Sherman Oaks

91403

CA

Michael Warner

4714 Saloma Ave

Sherman Oaks

91403

CA

Laura Watkins

15234 Morrison St

Sherman Oaks

91403

CA

Christopher Weakley

4655 Noble Ave

Justin Webber

15238 Valleyheart

Sherman Oaks

91403

CA

Sherman Oaks

91403

CA

Beatriz Wera

14930 Moorpark St #305

Sherman Oaks

91403

CA

Janet Williams

13925 Riverside Dr

Sherman Oaks

91403

CA

Inga Windsor

4738 Lemona Ave

Sherman Oaks

91403

CA
CA

Dr

Ron Wolfson

Sherman Oaks

91423

Ilene Wollman

14320 Addison Ave

Sherman Oaks

91423

CA

David Worburton

14620 Dickens St #3

Sherman Oaks

91403

CA

Susan Wright

4842 Sylmar Ave

Sherman Oaks

91423

CA

John Youn

15037 Ventura Blvd

Sherman Oaks

91403

CA

Cathy Zomalai

4746 Sepulveda Blvd

Sherman Oaks

91403

CA

Mike

15031 Ventura Blvd

Sherman Oaks

91403

CA

Spoon It

15001 Ventura Blvd

Sherman Oaks

91403

CA

Resident

15102 Morrison St

Sherman Oaks

91403

CA

Ruchi

15130 Dickens St

Sherman Oaks

91403

CA

Resident

4637 Willis

Sherman Oaks

91403

CA

Eboni

PO Box 55264

Sherman Oaks

91413

CA

Sherman Oaks

91403

CA

Ron Ziff

PO Box 5721

Sherman Oaks

91413

CA

Eric Lebovitz

4735 Sepulveda Blvd Suite.

Sherman Oaks

91403

CA

Bob

Leslie Dodson

15225 Morrison St

Sherman Oaks

91403

CA

Shevawn Large

15255 Ventura Blvd

Sherman Oaks

91403

CA

Joe Love

5003 Tilden Ave Unit 206

Sherman Oaks

91423

CA

Jason Sweeny

15151 Morrison St

Sherman Oaks

91403

CA

Jeffrey Adelman

15303 Ventura Blvd #1400

Sherman oaks

91403

CA

Bob Rodine

14649 Tustin St

Sherman Oaks

91403

CA

Carolyn Casavan

4335 Van Nuys Blvd #296

Sherman Oaks

91403

CA

Barba ra I<irk

15270 Sutton St

Sherman Oaks

91403

CA

Kathleen Laccinole

Sherman Oaks

CA

Kelly Gibson

Sherman Oaks

CA

Karen Silver

Sherman Oaks

CA

Seana Yates

Encino

CA

Yvonne Hardy

17878 Margate St #106

Encino

91316

CA

Alfred Velasco

4571 Haskell Ave

Encino

91436

CA

Joseph N.; Almaleh

15910 Ventura Blvd #1009

Encino

91436

CA

Alan Lee

5235 Zelzah Ave #8

Encino

91316

CA

Jerry Solomon

5709 Babbit Ave

Encino

91316

CA

Joe Schricker

5013 Aqueduct Ave

Encino

91436

CA

Viii Lehmann Boddicker

5081 Aldea Ave

Encino

91316

CA

Michael Boddicker

17328 Ventura Blvd #1

Encino

91316

CA

Aandra Klin

PO Box 261003

Encino

91420

CA

Encino

91316

CA

Encino

91316

CA

Jnan G.
David Salzano

17150 Burba nk Blvd

/

.I

Encino

91316

CA

Steve Roth

5752 Newcastle Ave

Encino

91316

CA

Heather Thompson

15528 Otsego St

Encino

91436

CA

Nicholas Cadd

Homa Gabbai

Encino

CA

Adam Valdez

17051 Countess PI

Encino

91436

CA

Jill Adelman

6161 Amestoy Ave

Encino

91316

CA

Michael Healing

16680 Morrison St

Encino

91436

CA

Christine Bullock

4738 Haskell Ave

Encino

91436

CA

Stephanie Richards

16739 Morrison St

Encino

91436

CA

Ana Francesca Porgos

'5173 Gloria Ave

Encino

91436

CA

Ken Chang

4555 Encino Ave

Encino

91316

CA

Debbie Sabah

16530 Greenleaf St

Encino

91436

CA

Josh Sabah

16530 Greenleaf St

Encino

91436

CA

Irene Dolail

5022 Lindley Ave

Encino

91316

CA

Edie Lehmann Boddicker

17328 Ventura Blvd #1

Encino

91316-3904

CA

Christopher Wood

5926 Alonzo Ave

Encino

91316

CA

Scott Oppsonheiny

4852 Haskell Ave

Encino

91436

CA

Helen Moaveni

16130 Ventura Blvd

Encino

91436

CA

Silvia AmA.©zquila

Encino

CA

Joseph Kohanfars

Encino

CA

Richardo Alvarez

Encino

CA

Jeffrey Exterkate

5301 Balboa Blvd Unit 03

Encino

91316

CA

James Desbrow

5189 Gaviota Ave

Encino

91436

CA

Jamie Cohen

5355 Encino Ave

Encino

91316

CA

Dolores Caspor

17606 Mirada St

Encino

91310

CA

Rutta

4859 Texhoma

Encino

91316

CA

Sylviane Cohen

17031 Addison St

Encino

91316

CA

Rahim Mohamed

4850 Louise Ave

Encino

91316

CA

Polina Sleerman

5301 Balboa

Encino

91316

CA

Encino

Elizabeth Cohen

CA

Danny Desuse

1190 Hatteras St

Encino

91316

CA

Yuri Bon

4610 Densmore Ave #15

Encino

91436

CA

Cathy Gaberdiel

16110 Ventura Blvd Ste 40l

Encino

91436

CA

Yafit Gilinov

5400 Newcastle

Encino

91604

CA

Robert Hauser

5137 Densmore Ave

Encino

91436

CA

Katrina I<ozlova

4610 Densmore Ave #15

Encino

91436

CA

Susan Lane

16130 Ventura Blvd #320

Encino

91436

CA

Amy Mandel

5440 Lindley Ave #106

Encino

91316

CA

Jason McGinnis

4924 Balboa 387

Encino

91316

CA

Ron Nourian

3866 Westfell Dr

Encino

91436

CA

Mark Price

3426 Red Rose Dr

Encino

91436

CA

Pete Puzo

16846 Addison St

Encino

91436

CA

Eric Salveson

16130 Ventura Blvd

Encino

91436

CA

Karen Shemton

17215 McCormick St

Encino

91316

CA

David Teshincky

5035 Densmore Ave

Encino

91436

CA

Encino

91316

CA

Encino

91436

CA

4915

Amir Wolf
David & Vivian Yochelson

16121 Morrison St

,

;

I

Alicia Bartley

16633 Ventura Blvd Ste. 12

Encino

Karie Purcell

16161 Ventura Blvd C-538

Louis Krokover

5110 Valjean Ave

Kern Konwi.ser

91436

CA

Encino

91436

CA

Encino

91436-1314

CA

Encino

CA

Linda Cadd

5560 Va.lley Circle Blvd

Woodland

Hills

91367

CA

Ben Daredmar

21022 Ventura Blvd #297

Woodland

Hills

91364

CA

Mike Anthony

4403 Canoga Ave

Woodland

Hills

91364

CA

Melanie King

6020 N Point PI

Woodland

Hills

91367

CA

Zack King

6020 N Point PI

Woodland

Hills

91367

CA

Vahid Khorsand

20121 Ventura Blvd Suite 3

Woodland

Hills

91364

CA

Naina Dhanjee

8440 Cusaba Ave

Winnetka

91306

CA

Raj Dhanji

8440 Casaba Ave

Winnetka

91306

CA

Danielle Tappis

5655 Lindero Canyon Rd Su

Westlake Village

91362

CA

Michael Edelstein, MD

3460 Ridgford Dr

Westlake Village

91361

CA

Sarah Strosahl

1227 N Hayworth 7

West Hollywood

90046

CA

Cornelia Gutenbrunner

24425 Woolsey Canyon Rd

West Hills

91304

CA

Cameron Gharaee

15437 Leadwell St

Van Nuys

91406

CA

Lireen Miron

7336 White Oak Ave

Van Nuys

91406

CA

Cathy Uper

12623 Runnymede St

Van Nuys

91406

CA

Vic Lew

14944 Friar St

Van Nuys

91423

CA

Rolando Chavarria

14139 Calvert St Apt 4

Van Nuys

91401

CA

Andres Araya

15163 Sherman Way

Van Nuys

91405

CA

Toni Barasch

6235 Kester Ave #222

Van Nuys

91403

CA

Melanie Basteghian

14949 Sylvan St

Van Nuys

91411

CA

Rebecca Chavez

1425 Friar St

Van Nuys

91401

CA

Allan Clair

13841 Wyandotte

Van Nuys

91405

CA

Larry Cohen

7100 De Celis PI

Van Nuys

91406

CA

Linda Freed

6620 Columbus Ave

Van Nuys

91405

CA

Joel Genovese

7816 Paso Robles

Van Nuys

91406

CA

Richard Grimaldo

15460 Sherman Way #134

Van Nuys

91406

CA

Mikki Gunter

6235 Kester Ave #230

Van Nuys

91411

CA

Van Nuys

91411

CA

St

Milena Jvezher
Jeff Korell

6724 Sunnyslope Ave

Van Nuys

91401

CA

Victor Low

14940 Friar St

Van Nuys

91411

CA

Robert McMurrer

14660 Oxn ard

Van Nuys

91411

CA

Ana Paraza

7002 Calhoun Ave #91

Van Nuys

91405

CA

Julie Selfinger

PO Box 3115

Van Nuys

91407

CA

Ilana Weinstein

15102 Raymer St

Van Nuys

91405

CA

Frank Weisman

6417 Montgomery

Ave #3

Van Nuys

91406

CA

Alex Wolfe

6615 Sepulveda Blvd #106

Van Nuys

91411

CA

Helen Young

5911 Woodman Ave

Van Nuys

91411

CA

Kim Tucer

12500 Huston St

Valley Village

91607

CA

Paul Gaulnick

12400 Otsego St

Valley Village

91607

CA

Jack Mcgrath

5318 Agnes Ave Suite 2

Valley Village

91607

CA

Lou Woolf

5828 Troost Ave

Valley Village

91601

CA

Valley Village

91607

CA

Valley Glen

91401

CA

Jim
Karen Oliva

13529 Bessemer 5t

,
J

I

David Solomon

5621 Buffalo Ave

Vallev Glen

91401

CA

Sylvia Carlos

6717 Fulton Ave

Valley Glen

91401

CA

Miguel Gonzalez

6136 Nagle Ave

Valley Glen

91401

CA

Jaehne Moebius

4624 CahuengaBlvd 6

Toluca Lake

91602

CA

Sara Buhler

18555 Collins St C24

Tarzana

91356

CA

Nallie Royeilled

4800 Arig

Tarzana

91356

CA

Ed Kresche

4505 EI Caballero Dr

Tarzana

91356

CA

Anita Gagen

5809 Reseda Blvd Apt 106

Tarzana

91356

CA

Debra Josephson

5442 Sylvia Ave

Tarzana

91356

CA

Rosie Marjanlan

'6310 Wilbur Ave

Tarzana

91335

CA

Mark Ohakalian

19327 Ventura Blvd C

Tarzana

91356

CA

Tarzana

91335

CA

Nianal Pelpoc

2786

G Xahia

5204 Avenida Oriente

Tarzana

91356

CA

Rafael T Guzman

12680 Encinitas Ave

Sylmar

91342

CA

Esther Jones

13025 Mesa Verde Way

Sylmar

91342

CA

Kim Reif

8778 OMelveny Ave

Sun Valley

91352

CA

Karen Elliot

4128 Wilkinson Ave

Studio City

91604

CA

Leisa Elliot

12400 Ventura Blvd #1316

Studio City

91604

CA

Michael Bokser

12725 Ventura Blvd

Studio City

91604

CA

C. Acrey

12840 Moorpark St #201

Studio City

91604

CA

Dale Brandenburg

4176 Arch Dr #116

Studio City

91604

CA

Jacob Castro II

11352 Ventura Blvd

Studio City

91604

CA

Amy Jackson

4041 Goodland Ave

Studio City

91604

CA

Brian Kazarian

4225 Kraft Ave

Studio City

91604

CA

Rachel Lowenthal

4302 Teesdale Ave

Studio City

91604

CA

Michelle Marotta

11012 Ventura Blvd #84

Studio City

91604

CA

Carson Schreiber

12400 Ventura Blvd #285

Studio City

91604

CA

Jeny Simpson

4200 N Laurel Cyn Blvd

Studio City

91604

CA

Dave Howell

1503 Sequoia Ave

Simi Valley

93063

CA

Chandra Khunna

10543 Lost Trail Ave

Shadow Hills

91040

CA

Scott Ouellette

Studio City

CA

Monique Travis

28311 Starsfleld Ln

Saugus

91350

CA

Sally G, Landau

2444 25th St

Santa Monica

90405

CA

Matt Simons

28311 Starsfield Ln

Santa Clarita

91350

CA

Rosario Godinez

27144 Silver Oak Ln #1922

Richard Gorea

1410 La Rue St

Bart Reed

PO Box 567

Santa Clarita

91388

CA

San Fernando Valley

91340

CA

San Fernando

91341-0567

CA

Sacramento

95812

CA

Reseda

91335

CA

Michelle Hylton

PO Box 1318 #3268

Joshua Pirro

8018 McDermott

Jeanousse Eighanayan

6438 Newcastle Ave

Reseda

91335

CA

Lesleigh Alchanati

18806 Runnymede St

Reseda

91436

CA

Steven Markoviss

7549 Darby

Reseda

91335

CA

Ave

Philippa Merlin

69010 Archwood St #5

Reseda

91335

CA

Sara B Bastani

7939 Reseda Blvd

Reseda

91335

CA

Aureta Jones-patten

19124 Hamlin St Unit 1

Reseda

91335

CA

Tony Ramon

20125 Reseda Blvd

Reseda

921356

CA

Mouna Toumat

6455 Reseda Blvd #108

Reseda

91335

CA

I

J

I

5hendovs

17212 Reseda

CA

Robert Amond

11030 Belmar Ave

Porter Ranch

91326

CA

11501 Genova Ln

Porter Ranch

91326

CA

Locke Jang

19964 Crystal Ridge Ln

Porter Ranch

91326

CA

Pasadena

Arthur J. Minds

1605 Hudson Ave #218

CA

Pasadena

91101

CA

Benitia Mendez

9222 Van Nuys Blvd

Panorama City

91403

CA

Anastacio Lucero

9228 Van NUYs Blvd

Panorama City

91402

CA

Felipe Lepe

14908 Willard 5t

Panorama City

91402

CA

Toni Joseph

8118 Bevis Ave

Panorama City

91402

CA

Oak Park

91377

CA

Foster Newman

/

Cezar Cena

17 Dorchester Dr

Northridge

91324

CA

Helene Lux

10217 Genesta Ave

Northridge

91325

CA

Ann Phleps
Arnold Daitch

"

91310

Vahe Baronian
Denise GUerra

-.»

Reseda

Northridge

CA

16940 Rinzler 5t

Northridge

91343

CA

Ed Antonino

10012 Babbitt Ave

Northridge

91325

CA

Andie Konick

9556 Gothic Ave

Northridge

91343

CA

Jessie Carderes

8119 Alcove Ave

North Hollywood

91605

CA

Cheryl Reed

7122 Coldwater Cyn

North Hollywood

91605

CA

Donna Miller

8154 Beeman Ave

North Hollywood

91605

CA

Maggie Yahpaya

6023 Vantage Ave

North Hollywood

91606

CA

Remi Armas

6023 Whitset Ave #8

North Hollywood

91606

CA

Maribel Esquivel

8101 Potter Ave

North Hollywood

91605

CA

l.uz Lopez

6023 Whitsett Ave #8

North Hollywood

91606

CA

Lesli Lytle

5809 Lemp Ave

North Hollywood

91601

CA

Brandon Masiel

11450 Culvert St #18

North Hollywood

91606

CA

Bryan Smith

PO Box 4278

North Hollywood

91617

CA

Charlean Carmon

9156 Vicente Way

North Hills

91343

CA

Elizabeth Ballard

10101 Whitaker Ave

North Hills

91343

CA

Yesenia Lopez

8800 Burnet Ave #10

North Hills

91343

CA

Thomas Steffensen

15516 Nordhoff 5t

North Hills

91343

CA

Jason Bustamante

1057 S 4th St

Montebello

90640

CA

Marjorie

10201 Lemona Ave

Mission Hills

91345

CA

15031 Rinaldi 5t

Mission Hills

91345

CA

David Levine

1123 N Fairfax Ave

Los Angeles

90046

CA

Gentille Kousep

15564 Collina Strada

Los Angeles

90077

CA

Edward Gurevich

2824 E 11th St

Campos

Connie Cruz
David Lujan

Los Angeles

CA

Los Angeles

90023

CA

Jeannie Simonian

Los Angeles

91423

CA

Alan Scher

Los Angeles

91403

CA

Yc Hen
Judy Singer

3030 Tiffany Cir

Yesenia Rodriguez

Los Angeles

91316

CA

Los Angeles

90077

CA

Los Angeles

91401

CA

Kelly Bughan

18100 Martha

Los Angeles

90016

CA

Della Findeetus

3110 Stone Oak Dr

Los Angeles

90049

CA

Eli Findeetus

3110 Stone Oak Dr

Los Angeles

90049

CA

Brenda Bradford

6834 Cahuenga Park

Los Angeles

90068

CA

I

I

Cameron Campbell

15225 Dickens St #5

Los Angeles

90024

CA

Gary Gibson

7350 Beverly Blvd

Los Angeles

90036

CA

Binh Huyn

6633 Yucca St #202

Los Angeles

90028

CA

Ku Lodge

3321 S La Cienega Blvd

Los Angeles

90016

CA

Shelley Neibert

825 S Barrington Ave

Los Angeles

90049

CA

Dorothea Rich

3124 Nicada Dr

Los Angeles

90027

CA

Los Angeles

91423

CA

Simon Vivier
Kevin Tamaki

1150 S Olive St Room 2801

Los Angeles

90015

CA

Marcia Rosenberg

15344 Weddington

Los Angeles

91436

CA

Deane Bugermer

'804 Mars Ave

Lompoc

93432

CA

St Unit

Gregg Stickela

I

Leseda

91335

CA

Doug Kiersev

3413 Royce Way

Lake Oswego

97034

OR

Dr. Rhonda H. Solomon

6643 Whitaker Ave

Lake Balboa

91406

CA

Jill Schner

6600 Whitaker

Lake Balboa

91406

CA

James Stein

17547 Gilmore St

Lake Balboa

91406

CA

Cya Ruvanina

11228 Granada His

Granada Hills

Max Sheikh

17049 Tennyson PI

Granada Hills

91344

CA

Bruce Park

524 Spencer St

Glendale

91202

CA

Viet H. Tran

14341 Jessica St

Garden Grove

92843

CA

Suzie Taylor

18319 Shannon Rdg PI

Fairoaks Ranch

91387

CA

CA

EI Monte

Janet Ekirk

CA

Cristina de los Santos

23341 E Golden Spgs

91785

CA

Robert Schubert

10053 Canoga Ave

Chatsworth

91311

CA

Unda Haddel

22031 Gledwill St

Chatsworth

91311

CA

Diamond Bar

Carol Cohen

10052 Glade Ave

Chatsworth

91211

CA

Sheerie Dove

19631 Horace St

Chatsworth

91311

CA

David Rudd

23212 County Line Rd

Chatsworth

91311

CA

Nancy Vincent

20037 Labrador

Chatsworth

91311

CA

Arezov Arbazi

21050 Vanowen St

Canoga Park

91303

CA

Yvette Wookey

9911 Canoga Ave

Canoga Park

91304

CA

Laura Gottersman

21801 Roscoe Blvd

Canoga Park

91304

CA

Liz Huber

4590 Calle Covina

Camarillo

93012

CA

Oxana McGovern

5624 Las Virgines Rd

Calabasas

91302

CA

Avi Shemmelian

23020 Wrencrest Dr

Calabasas

91302

CA

Lee Ikor

9343 Via Crema

Burbank

91504

CA

Andrew Dyroy

2255 N Ontario St Ste 105

Burbank

91504

CA

Michele Jefferson

355 N Canon Dr

Beverly Hills

90210

CA

David Azizi

509 S Beverly Dr

Beverly Hills

90212

CA

Minasian Zhanets

9139 Laurel Cyn

Arleta

91331

CA

Phil Lindholm

1804 La Paz Rd

Altadena

91001

CA

Fabiola Paz

416 N Stoneman Ave A

Alhambra

91801

CA

Liz Wood
InesW.
Jessica Russell
Neda Lane
Vandy Taing
Diana Arboleda

I

I

Tessa King
Ana G.
S Shapiro
Abe Damio
Ethel See
Justin Leavens
Roger Morrison
Lisa Silver

J

Rochelle Karpman
Azita Motamer
Myrm Lew
Ding Hoang
Rosana Morales
Gayle
Elnaz Hassanshahi
Suneet
Peter Cee
Cynthia Gardner
Ken Sharp
Wilfredo

Reyes

Marty Cohen
Anna Ebrahimian
Helene Finizio

CA

E. Garcia
Stan Gerson
Denis Giladi
Nancy Martinez
Chayah Masters
Brooks Mayberry
Jaime P. Morphy
Marjan Nikran
Maureen Norton
Otis Odell
Gwen Pitts
David Plumb
Amy Sears
Henry Shrager
Rhonda Solomon
Adriana Sonora
Vicenza Sussarellu
Alice Timmons
Rima Zakarian
Doug Arseneault
Stuart Waldman
Steve Garrett
Giulio Zavolta
Jason Stein

CA

IKeri Stein
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DETERMINATION LETTER
CPC10-3152 & VTT-61216
MAILING DATE: 06/18/13

RJ Comer
Armbruster Goldsmith & Delvac LLP
11611 SaR Vicente Blvd. #900
Los Anqeles, CA 90024

David Goldberg
Armbruster Goldsmith & Delvac LLP
11611 San Vicente Blvd ..#900
Los Angeles, CA 90024

M. David Paul & Associates
100 Wilshire Blvd., Suite 1600
Santa Monica, CA 90401

Brad Torgan
SORSE
927 Kings Rd., #220
West Hollywood, CA 90069

Alicia
Sherman Oaks NC
16633 Ventura Blvd., Suite 12·20
Encino, CA 91436

Barbara Salveson
9758 Donington Place
Los Angeles, CA 90210

Paul W. Krueger
100 Wilshire Blvd. #1600
Santa Monica, CA 90401

Ana Lisa
9810 Zelzah Avenue
Northridge, CA 91325 .

Gloria Giraldo
16422 Sunburst Street
North Hills, CA 91343

Samuel Gutierrez
510 Flower Street
Pasadena, CA 91104

Albert Sosa
4959 Sepulveda
Sherman Oaks, CA 91403

Eric Salveson
16130 Ventura Blvd.
Encino, CA 91436

Ken Koll
4623 Burnet Avenue
Sherman Oaks, CA 91403

Tom Bowler
4623 Burnet Avenue
Sherman Oaks, CA 91403

Alvin Estrada
706 S. Wilton Place
Los Angeles, CA 90005

Brent Lister
40903 Oakview Ln.
Quartz Hill, CA 93551

Julie Goelstein
3460 Ridgeford Dr.
West Lake Village, CA 91361

Michelle Fonsecca
5121 Cedros Avenue
Sherman Oaks, CA 91403

Lou Woolf
5828 Troost Avenue
Valley Village, CA 91601

Adriana Fernandez
5121 Cedros Avenue
Sherman Oaks, CA 91403

Michelle Fonseca
5737 Cedros Avenue
Van Nuys, CA 91411

Diana Arboleda
14328 Gilmore Street #3
Van Nuys, CA 91405

Chayah Masters
14449 Benefit Street
Sherman Oaks, CA 91423

Paul Koslov
3550 Royal Woods Dr.
Sherman Oaks, CA 91403

BJ Killeen
4626 Sunnyslope Avenue
Sherman Oaks, CA 91423

Dale Brandenburg
4176 Arch Dr.#116
Studio, CA 91604

Louis Krokover
14117 Chandler Blvd.
Sherman Oaks, CA 91401

Ann Garrett
4056 Hayvenhurst Dr.
Encino, CA 91.436

Kevin Tamaki
1150 S. Olive Street
Los Angeles, CA 90015

.I

Trudi
4653 Norwick Avenue
Sherman Oaks, CA 91403

Nooneh Kvadjian
4735 Sepulveda Blvd. #358
Sherman Oaks, CA 91403

Carolyn Cesavar
14960 Dickens Street
Sherman Oaks, CA 91403

Stevie & Sue Steinberg
4707 Burner Avenue
Sherman Oaks, CA 91403

Jessica G.
4707 Noble Avenue
Sherman Oaks, GA 91403

Jeffrey & Maria Kalban
4737 Burnet Avenue
Sherman Oaks, CA 91403

Kiumors Arzani
15355 Morrison Street
Sherman Oaks, CA 91403

Stuart Popkin
4501 Cedros Avenue #231
Sherman Oaks, CA 91403

Jason Sweeny
15151 Morrison Street .I
Sherman Oaks, CA 91403

Stuart Waldman
5121 Van Nuys Blvd. Suite 208
Sherman Oaks, CA 91403

Stan Gerson
15200 Greenleaf Street
Sherman Oaks, CA 91403

Jacqueline Diamond
13701 Riverside Drive #314
Sherman Oaks, CA 91423

Jamie Lagerhansen
4730 Burnet Avenue
Sherman Oaks, CA 91403

Aaron Green
4107 Magnolia Blvd.
Burbank, CA 91505

Linda Brooks
15020 Ventura Blvd.
Sherman Oaks, CA 91403

Norma Landau
4959 Densmore Avenue
Encino, CA 91436

Gerald A. Silver
P.O. Box 260205
Encino, CA 91426

Albert Mass
16501 Oldham Street
Encino, CA 91436

Jon Kern
4725 Burnet Avenue
Sherman Oaks, GA 91403

John Coghlan
13842 Valleyheart Dr.
Sherman Oaks, CA 91423

David Ranke!!
4701 Noble Avenue
Sherman Oaks, CA 91403

Janet Kleinbart
17040 Rancho Street
Encino, CA 91316

David Garfinkle
6073 Calvin Avenue
Tarzana, CA 91356

Greg & April Blair
4616 Burnet Avenue
Sherman Oaks, CA 91403

Bob Anderson
4050 Woodcliff Rd.
Sherman Oaks, CA 91403

Andy Spilkoman
15131 La Maida Street
Sherman Oaks, CA 91403

Lisa Petrus
4635 Lemona Avenue
Sherman Oaks, CA 91403

Marshall Long
14718 Valley Vista Blvd.
Sherman Oaks, CA 91403

Doug Pfendler
12032 Guerin
Studio City, CA 91604

David De La Cruz
5436 Morgan
Los Angeles, CA 90011

;'

Ronald Ziff
P.O. Box 56686
Sherman Oaks, CA 91403

Kelly Malone
4724 Lemona Avenue
Sherman Oaks, CA 91403

Michele Florman
14269 Roblar Place
Sherman Oaks, CA 91423

Charles Baker
5410 Saloma Avenue
Sherman Oaks, CA 91411

Rogelio Navar
Office of the Mayor
City Hall, Room 303
Mail Stop #370

Jonathan Brand
Fourth Council District
City Hall, Room 480
Mail Stop #206

Kelsey
VICA
No' Address

Bernice Gridley
Sherman Oaks Presbyterian
No Address

J

.I

