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The construction of a 24-unit residential apartment building, comprised of four levels of
residential uses over one level of subterranean parking, with a maximum height of 45-feet,
located on four lots totaling 16,425 sq-ft site sq-ft in area. The project will utilize a by-right
Affordable Housing Density Bonus for a 20% increase in density (allowing for four additional
units above the twenty units permitted by-right) in exchange for setting aside one unit for Very
Low Income residents. The project will include 46 vehicle parking spaces and 27 bicycle
parking spaces.

1. Pursuant to Section 21082.1(c)(3) of the California Public Resources Code, a Mitigated
Negative Declaration (ENV-2014-1664-MND) as environmental clearance for the above
referenced project; and

2. Pursuant to Section 12.32 of the Municipal Code, a Zone Change from RA-1 (Suburban
Zone) to (T)(Q)R3-1 (Multiple Dwelling Zone).

RECOMMENDED ACTIONS:

1. Adopt the Mitigated Negative Declaration, ENV-2014-1664-MND (Exhibit E-1);
2. Approve and recommend that the City Council approve the Zone Change from RA-1 to (T)(Q)R3-1 for

the subject property, with the attached conditions of approval;
3. Adopt the attached Findings; and
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4. Advise the applicant that, pursuant to California State Public Resources Code Section 21081.6, the City
shall monitor or require evidence that mitigation conditions are implemented and maintained throughout the
life of the project and the City may require any necessary fees to cover the cost of such monitoring.

MICHAEL LOGRANDE
Director of Planning

S.

Daniel Scott, Principal City Planner

Milena Zasadzien, Planning Associate
Telephone: (818) 374-5054
Email: Milena.Zasadzien@lacity.org

Robert Z. Duenas, Senior City Planner

ADVICE TO PUBLIC: *The exact time this report will be considered during the meeting is uncertain since there may be several other
items on the agenda. Written communications may be mailed to the Commission Secretariat, 200 North Spring Street, Los Angeles,
CA 90012 (Phone No. 213-978-1300). While all written communications are given to the Commission for consideration, the initial
packets are sent to the week prior to the Commission's meeting date. If you challenge these agenda items in court, you may be limited
to raising only those issues you or someone else raised at the public hearing agendized herein, or in written correspondence on these
matters delivered to this agency at or prior to the public hearing. As a covered entity under Title II of the Americans with Disabilities
Act, the City of Los Angeles does not discriminate on the basis of disability, and upon request, will provide reasonable accommodation
to ensure equal access to this programs, services and activities. Sign language interpreters, assistive listening devices, or other
auxiliary aids and/or other services may be provided upon request. To ensure availability of services, please make your request not
later than three working days (72 hours) prior to the meeting by calling the Commission Secretariat at (213) 978-1300.
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PROJECT ANALYSIS

Project Summary

The proposed project involves the development of a residential apartment building on four
vacant lots within an established single-family and multi-family residential neighborhood. The
project will utilize a by-right Density Bonus to increase the number of allowable residential units
on the site, by setting aside one dwelling unit for Very Low Income households. Under
Affordable Housing Density Bonus regulations, this would allow the project site to qualify for an
additional four dwelling units over the twenty units otherwise permitted by the Municipal Code,
for a total of 24 dwelling units. Parking will also be provided per Code, with a total of 46 vehicle
parking spaces and 27 bicycle parking spaces to be located within a subterranean parking
garage.

Staff recommends approval of the Zone Change, as the (T)(Q)R3-1 zone and resulting
apartment building would be compatible with the adjacent zoning and existing neighborhood
character.

Background

The subject site is zoned RA-1 and designated for Medium Residential land uses (corresponding
zone of R3). Adjacent properties along Orion Avenue to the east and south are zoned R3-1 in
the Medium Density Residential designation and developed with condominiums and apartment
buildings. Properties to the north of the site are zoned RA-1 in the Medium Density Residential
designation and developed with single-family residences. To the west of the site is the 1-450
San Diego Freeway in the Public Facilities zone and land use.

The rectangular-shaped site consists of four flat lots totaling 16,425 sq-ft of lot area, having a
frontage of 100 feet on the west side of Orion Avenue (a designated Collector Street) and
adjacent to the east side of the 1-405 Freeway. The public right-of-way along Orion Avenue
adjacent to the project site is currently improved with curb, and gutter, with no sidewalk. The site
is currently vacant and undeveloped.

Related Cases:

ON-SITE:

APCNV-2008-1479-ZC & TT-68075 - On June 5, 2012, an application for a Zone Change and
Tract Map for the development of 20 condominium units on the property was terminated and
dismissed without prejudice.

OFF-SITE:

CPC-2001-3007-ZC-GPA-CU-SPR - On July 17, 2002, a General Plan Amendment from
Medium Density Residential, Highway-Oriented Commercial, Commercial Manufacturing, and
Limited Industrial to Commercial Manufacturing density was passed, along with Ordinance
174,619 granting a Zone Change to [T][Q]CM-1VL for the development of additions of 57,000
and 48,000 square-foot new sales and service areas, and a 60,000 square-foot, three-level
parking structure for inventory parking for two new auto dealers ships, to be constructed in two
phases at 15505 Roscoe Boulevard (southeast of site).
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City Agency Reports Received:

Letters were received from the Bureau of Engineering and Bureau of Street Lighting prior to the
completion of the Hearing Officer's report. These recommendations have been incorporated as
conditions of approval.

Hearing Officer Comments:

The proposed project site is located within the Mission Hills - Panorama City - North Hills Plan
area, within a land use designation of Medium Residential with a corresponding R3 zone. The
proposed R3 zoning for the site will meet the zoning and density envisioned by the
corresponding Land Use designation.

The Mission Hills - Panorama City - North Hills Community Plan also includes some relevant
land use issues, goals, objectives, policies, and programs that must be considered when
evaluating the proposed project. In general, the Community Plan has identified the need to
preserve the residential character of existing single and multi-family neighborhoods, to foster
good site planning and urban design, and to consider such factors as compatibility, livability,
and impacts on infrastructure when evaluating new projects.

The proposed R3 zoning and apartment development for the site would be in-line with the
character of the neighboring single-family and multi-family residential area. The project would
also provide upgrades to the public right-of-way along Orion Avenue adjacent to the subject site.
In addition, adequate access to the site could be provided from major streets and the
development of twenty-four new residences on the site is not expected to have a significant
impact on traffic, public services, or available utilities. The project's site plan and elevations
incorporate some important design features such as a discernible main pedestrian entrance
along Orion Avenue, the articulation of the fagade along the street frontage, access to light and
air from all units, centralized open space areas, and appropriate landscaping.

In addition, due to the project's location immediately adjacent to the 1-405 Freeway, the site is
also subject to "ZI-2427 Freeway Adjacent Advisory Notice for Sensitive Uses". This notice sets
a City Planning Commission (CPC) policy for the review of projects within 500-feet of a freeway,
and identifies potential mitigations to help to reduce or address impacts and public health risks.
Suggested mitigations listed in the document include: conducting a site-specific health risk
assessment during an EIR review, improving indoor air quality with MERV-Rated or HEPA air
filtration equipment, or reducing exposure through project design.

In the environmental review for this project, several environmental mitigation measures have
been included to reflect these policies. These measures include:

- Installing air filtration systems with an ASHRAE Standard 52.2 Minimum Efficiency
Rating Value (MERV) of at least 12.

- Planting vegetation between the building and freeway with tree species which have
been proven to be effective at removing particulate matter from the air.

- Prohibiting operable windows facing the freeway.
- Requiring building materials which reduce interior noise levels.

These mitigation measures are expected to reduce noise and pollutant exposure to the
building's residents, in-line with City policies.
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Issues

A public hearing was held for the subject Zone Change on July 18, 2014. The hearing was
attended by the project representatives and three neighbors, who presented two letters of
opposition to the project. In addition, a letter was submitted to the file from Councilmember Nury
Martinez' office, which addressed and included several Neighborhood Council comments on the
project.

At the public hearing, the project representative presented the project for a twenty-four unit
apartment building. The applicant agreed to the Council Office and Neighborhood Council
requests for a block wall and additional landscaping at the rear of the property to mitigate
freeway impacts. In addition, security measures such as shielded lighting would be provided for
the building to address safety concerns. The project representative added that the construction
of the site would be subject to AQMD rules for construction impacts and regular watering of the
soil, the use of noise dampening machinery, and that during construction, a six-foot in height
chain-link fence with a green screening would be installed on all sides of the property.

Concerns from neighboring residents primarily focused on the health impacts from the
construction of the project. The residents stated that several residents, including young children,
suffer from asthma and that exposure to dust and construction debris would negatively impact
their conditions. They provided supporting statements from their family physician.

In response to neighbor concerns, Staff proposes to include conditions for security lighting on all
sides of the building, construction of a block wall and installation landscaping along the rear of
the property, and additional construction mitigation measures for the reduction of construction-
related dust. The proposed construction mitigation measures include installing a gravel
approach to reduce the track out of dirt, continuous wetting of the soil, and the covering of dirt
on outgoing haul trucks. These measures have been identified by the Air Quality Management
District to result in a PM10 Control Efficiency of between 46 to 91 percent, meaning that these
measures would significantly help reduce fugitive dust from those sources.

Conclusion 

The requested R3 zone is within the range of corresponding zones of the respective Medium
Residential Plan designation, and is in conformance with the public necessity, convenience,
general welfare, and good zoning practice. Staff's recommendation is for approval of the
(T)(Q)R3 zone with the attached (Q) Qualified and (T) Tentative conditions, which support the
policies of the Land Use Element of the General Plan.
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(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. Development Conditions:

1. Use. The use of the subject property shall be limited to those uses permitted in the R3
Zone as defined in Section 12.10 of the L.A.M.C.

2. Plans. The use and development of the property shall be in substantial conformance
with the Site Plan, Floor Plans, Building Elevations, and Landscape Plan (Exhibit No. E3,
dated September 18, 2014) of the subject case file. Deviations may be allowed in order
to comply with provisions of the Municipal Code, the subject conditions, and the intent of
the subject permit authorization.

3. Landscaping. All open areas not used for buildings, driveways, parking areas,
recreational facilities or walks shall be attractively landscaped, including an automatic
irrigation system, and maintained in accordance with a landscape plan prepared by a
licensed landscape architect or licensed architect, and submitted for approval to the
Department of City Planning. Landscaping shall be in compliance with Condition 82.

4. Rear Wall. A decorative block wall, a minimum of 6 feet in height, shall be installed
along the rear property line for additional screening and mitigation of freeway noise.

5. Security Lighting. Outdoor lighting shall be installed on all sides of the building to
ensure appropriate visibility and security on-site. All lighting shall be shielded to prevent
light spill-over onto neighboring properties.

6. Construction Dust Control. In order to reduce construction dust, the applicant will
implement the following construction-related measures:

a. Trackout - Use a gravel apron, 25 feet long by road width, to reduce mud/dirt
trackout from unpaved truck exit routes.

b. Construction Activities - Apply water every three hours to disturbed areas within a
construction site.

c. Grading - All trucks hauling dirt, sand, soil, or other loose materials are to be tarped
with a fabric cover and maintain a freeboard height of 12 inches

d. Grading - Replace ground cover in disturbed areas as quickly as possible.

B. Environmental Conditions. 

1. Air Pollution (Stationary). The applicant shall install an air filtration system with filters
meeting or exceeding the ASHRAE Standard 52.2 Minimum Efficiency Rating Value
(MERV) of at least 12, to the satisfaction of the Department of Building and Safety.

2. Air Pollution (Stationary). In order to remove particulate matter, heavy vegetation shall
be planted along the western property line abutting the freeway, to include the following:
a minimum five-foot wide landscaped buffer, to contain a minimum of five evergreen
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trees, 24"-box size or larger. Recommended species include: Italian Stone Pine and
Digger/Foothill/Gray Pine, or other coniferous evergreens that require very little
irrigation, are drought tolerant, and have very fast growth rates.

3. Air Pollution (Stationary). All windows on the freeway-facing frontage shall be non-
operable, unless otherwise required by the Fire Department.

4. Severe Noise Levels (Residential Fronting on Major or Secondary Highway, or
adjacent to a Freeway). All exterior windows having a line of sight of a Major or
Secondary Highway shall be constructed with double-pane glass and use exterior wall
construction which provides a Sound Transmission Coefficient (STC) value of 50, as
determined in accordance with ASTM E90 and ASTM E413, or any amendment thereto.
The applicant, as an alternative, may retain an acoustical engineer to submit evidence,
along with the application for a building permit, any alternative means of sound insulation
sufficient to mitigate interior noise levels below a CNEL of 45 dBA in any habitable room.

5. Increased Noise Levels (Residential within 500 feet of Freeway). Wall and roof-
ceiling assemblies making up the building envelope shall have an STC of at least 50,
and exterior windows shall have a minimum STC of 30, as determined in accordance
with ASTM E90 and ASTM E413, or any amendment thereto.

6. Site Access and Internal Circulation. A minimum width of 30-feet for two-way
driveways and a minimum width of 16-feet for one-way driveways with the minimum
reservoir space requirements according to the number of parking. A final site plan shall
be submitted to the LA DOT's Valley Development Review Section at 6262 Van Nuys
Blvd, Room 320 for approval of driveways and internal circulation.

7. Public Services (Fire). The following recommendations of the Fire Department relative
to fire safety shall be incorporated into the building plans, which includes the submittal of
a plot plan for approval by the Fire Department either prior to the recordation of a final
map or the approval of a building permit. The plot plan shall include the following
minimum design features: fire lanes, where required, shall be a minimum of 20 feet in
width; all structures must be within 300 feet of an approved fire hydrant, and entrances
to any dwelling unit or guest room shall not be more than 150 feet in distance in
horizontal travel from the edge of the roadway of an improved street or approved fire
lane.

8. Utilities (Local Water Supplies - Landscaping). The project shall comply with
Ordinance No. 170,978 (Water Management Ordinance), which imposes numerous
water conservation measures in landscape, installation, and maintenance (e.g, use drip
irrigation and soak hoses in lieu of sprinklers to lower the amount of water lost to
evaporation and overspray, set automatic sprinkler systems to irrigate during the early
morning or evening hours to minimize water loss due to evaporation, and water less in
the cooler months and during the rainy season). In addition to the requirements of the
Landscape Ordinance, the landscape plan 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 plan materials
- Use of landscape contouring to minimize precipitation runoff
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9. Utilities (Local Water Supplies - All New Construction).
If conditions dictate, the Department of Water and Power may postpone new water
connections for this project until water supply capacity is adequate.

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.

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

A separate water meter (or submeter), flow sensor, and master valve shutoff shall be
installed for all landscape irrigation uses.

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.)

10. Utilities (Local Water Supplies - New Residential).
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.

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.

C. Administrative Conditions:

1. 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.

2. Code Compliance. Area, height and use regulations of the zone classification of the
subject property shall be complied with, except where herein conditions are more
restrictive.

3. 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 file.
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4. Definition. Any agencies, public officials or legislation referenced in these conditions
shall mean those agencies, public officials, legislation or their successors, designees or
amendment to any legislation.

5. 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.

6. 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.

7. 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.

8. 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 relating to or 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.
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CONDITIONS FOR EFFECTUATING (T)
TENTATIVE CLASSIFICATION REMOVAL

Pursuant to Section 12.32-G of the Municipal Code, the (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.

1. That the following improvements be constructed or that the construction be suitably
guaranteed:

a. Orion Avenue — Construct additional surfacing to join the existing improvements to
provide a 22-foot half roadway in accordance with Collector Street standards, including
asphalt pavement, integral concrete curb, 2-foot gutter and a 5-foot wide concrete
sidewalk within a 10-foot landscaped parkway. Install sprinkler system in the parkway.
Remove the existing fence from the public right-of-way or obtain a revocable permit for
the fence to remain in place. These improvements should suitability transition to join the
existing improvements.

b. Install tree wells with root barriers and plant street trees satisfactory to the City Engineer
and the Urban Forestry Division of the Bureau of Street Services. Some tree removal in
conjunction with the street improvement project may be require Board of Public Works
approval. The applicant should contact the Urban Forestry Division for further
information (213) 847-3077.

c. The Board of Public Works approval shall be obtained, prior to the issuance of the
Certificate of Occupancy of the development project, for the removal of any tree in the
existing or proposed public right-of-way. The Bureau of Street Services, Urban Forestry
Division is the lead agency for obtaining Board of Public Works approval for the removal
of such trees.

d. Removal of street trees is required in conjunction with the street widening for this project.

e. Install street lighting facilities as required by the Bureau of Street Lighting: Construct one
(1) new light on Orion Avenue.

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.

f. Department of Transportation may have additional requirements for dedication and
improvements.

g. Refer to the Department of Water and Power regarding power pole (213) 367-2715.

h. Refer to the Fire Department regarding fire hydrants (818) 374-5005.
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2. No major drainage problems are involved.

3. Sewer lines exist in in Orion Avenue. All Sewerage Facilities Charges and Bonded Sewer
Fees are to be paid prior to obtaining a building permit.

4. An investigation may be necessary to determine the capacity of the existing public sewers to
accommodate the proposed development. Submit a request to the Valley District Office
Sewer Counter of the Bureau of Engineering at (818) 374-5090.

5. Submit shorting and lateral support plans to the Bureau of Engineering Valley District Office
Excavation Counter for review and approval prior to excavating adjacent to the public right-
of-way (818) 374-5090.

6. Obtain a revocable permit from the Valley District Office of the Bureau of Engineering for
any structures, wall, fence and landscaping to remain in the dedicated right-of-way (818)
374-5077.

7. Submit a parking area and driveway plan to the Valley District Office of the Bureau of
Engineering and the Department of Transportation for review and approval.

8. That the Quimby fee be based on the R3 Zone.

9. Making any necessary arrangements with the appropriate cable television franchise holder
to assure that cable television facilities will be installed in City rights of way in the same
manner as is required of other facilities, pursuant to Municipal Code Section 17.05N, to the
satisfaction of the Department of Telecommunications.

10. 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 by the
property owner in the County Recorder's Office. The agreement shall run with the land and
shall be binding on any subsequent owners, heirs or assigns. Further, the agreement must
be submitted to the Planning Department for approval before being recorded. After
recordation, a copy bearing the Recorder's number and date must be given to the City
Planning Department for attachment to the subject file.

Notice: Prior to issuance of a clearance letter by the Bureau of Engineering, all engineering fees
pertaining to Ordinance No. 176,077 adopted by the City Council, must be paid in full at the
Development Services Division office.

Notice: Certificates of Occupancy for the subject property will not be issued by the City until the
construction of all the public improvements (streets, sewers, storm drains, etc.), as required
herein, are completed to the satisfaction of the City Engineer.
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ZONE CHANGE FINDINGS

A. General Plan/Charter Findings

1. General Plan Land Use Designation. The subject property is located within the Mission
Hills — Panorama City — North Hills Community Plan, updated and adopted by the City
Council on June 9, 1999. The existing Plan designates the subject property as land use
Medium Residential, with the corresponding R3 zone. The proposed zone change to the
R3 zone is consistent with the land use designation on the plan map and thus is in
substantial conformance with the purposes, intent and provisions of the General Plan as
reflected in the adopted Community Plan.

2. General Plan Text. The Mission Hills — Panorama City — North Hills Community Plan
text includes the following relevant land use goals, objectives, policies and programs:

GOAL 1: A SAFE, SECURE, AND HIGH QUALITY RESIDENTIAL ENVIRONMENT FOR ALL
ECONOMIC, AGE, AND ETHNIC SEGMENTS OF THE COMMUNITY.

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.

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.

Program: The Plan includes an Urban Design Chapter which is
supplemented by Design Guidelines and Standards for residential
development.

Policy 1-1.6 The City should promote neighborhood preservation, particularly in
existing single family neighborhoods, as well as in areas with existing
multiple family residences.

Objective 1-3 To preserve and enhance the varied and distinct residential character and
integrity of existing single and multi-family neighborhoods.

Policy 1-3.1 Seek a high degree of architectural compatibility and landscaping for
new infill development to protect the character and scale of existing
residential neighborhoods.

Policy 1-3.2 Consider factors such as neighborhood character and identity,
compatibility of land uses, impact on livability, impacts on services and
public facilities, and impacts on traffic levels when changes in residential
densities are proposes.

The proposed project will meet the above objectives and policies by providing additional
housing at an appropriate density and location to meet the plan area's needs, matching
the density that was envisioned for this area by the Community Plan's General
Commercial and Medium Residential land use designations. The building would continue
the prominent pattern of R3-zoned multi-family development along Orion Avenue on the
eastern and southern portions of the street, and the use would be compatible with the
single-family residences to the north of the site, which are zoned RA-1 but designated
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for Medium Density Residential density. Therefore, the proposed R3 zone and
construction of 20 by-right units and 4 density bonus units would be compatible with the
existing neighborhood land use and character. Additionally, the project has been
conditioned to improve the surrounding public right-of-ways, which will serve to enhance
the roadways, sidewalks, and street lighting along the site and provide for better
connectivity within the neighborhood. Other utilities and public services for the site,
including the availability of sewer and drainage facilities in Orion Avenue were found to
be adequate or were appropriately mitigated by conditions required in the approval for
the subject zone change. Adequate access to the site is available from the surrounding
streets, and a common driveway will provide residents with direct access to Orion
Avenue.

The Plan also sets standards for Urban Design, coupled with the recently adopted
Residential Citywide Design Guidelines, which include the need for a pedestrian
entrance at the front of each project, logical building access and circulation, centralized
common open space areas, and for a building design of quality and character. The
submitted site plan and building plans are consistent with these design standards. The
main pedestrian entrance along Orion Avenue has been designed as a prominent
feature, access to vehicular and bicycle parking areas is convenient to the residents,
adequate open space has been provided in the central courtyard and rear yard areas,
and the building elevations are designed with variations in height, depth, and building
materials to achieve an articulated facade.

The site is not located within any other specific plan or special land use districts.

Therefore, as conditioned, the recommended development meets the objectives of the
Community Plan, is permitted in the R3 Zones and is consistent with the general plan
land use designation.

B. Entitlement Findings

1. Zone Change, L.A.M.C. Sec. 12.32-F: The recommended zone change is in
conformance with the public necessity, convenience, general welfare or good
zoning practice in that:

The (T)(Q)R3-1 zone is consistent with the Medium Residential land use designation,
which allows for a corresponding zone of R3. The project is also convenient in location
to several major streets, such as Chase Street and Roscoe Boulevard, and as an infill
project will have adequate access to existing City services and infrastructure. There is a
necessity for housing in all income levels and housing types, and the project will create
more opportunity for rental housing in the vicinity. Properties in the immediate
neighborhood primarily consist of apartments, condominiums, and some single-family
residential uses on R3- and RA-Zoned lots. A zone change from RA-1 to R3-1 and the
construction of 20 by-right residential units and 4 density bonus residential units would
be compatible with the use and size of existing adjacent developments. Therefore, the
zone change is provided as part of public necessity and convenience and in the general
welfare of the neighborhood. Furthermore, such zone change will be in good zoning
practice by providing a harmonious density and land use activity for the vicinity.

The action, as recommended, has been made contingent upon compliance with the "(Q)"
and "(T)" conditions imposed herein. Specific conditions have been added to address
neighborhood concerns about freeway-adjacency, landscaping, and construction dust
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control. Such limitations are necessary to protect the best interests of and to assure
developments and improvements more compatible with surrounding properties, to
secure an appropriate development in harmony with the General Plan, and to prevent or
mitigate the potential adverse environmental effects of the subject recommended action.

C. CEQA Findings

Environmental. The Environmental Review Section of the Planning Department issued the
proposed project a Mitigated Negative Declaration ENV-2014-1664-MND on July 16, 2014.
On the basis of the whole of the record before the lead agency including any comments
received, the lead agency finds that, with imposition of the mitigation measures described in
the MND and as modified by the above referenced changes, there is no substantial
evidence that the proposed project will have a significant effect on the environment. The
attached modified Mitigated Negative Declaration reflects the lead agency's independent
judgment and analysis. The records upon which this decision is based are with the North
Valley Environmental Review Section of the Planning Department in Room 430, 6262 Van
Nuys Blvd., Van Nuys.
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PUBLIC HEARING AND COMMUNICATIONS

Public Hearing

The public hearing was held at the Marvin Braude Constituent Service Center on July 18, 2014.
The public hearing was attended by the project owner, project representative, and three
neighbors speaking in opposition of the project.

Communications Received

The office of Councilmember Nury Martinez submitted a letter to the file, outlining project
feedback that was received from the Land Use Committee of the North Hills East Neighborhood
Council (NC), which included requests from the NC for: condominiums instead of rental units,
on-site lighting and security, and a block wall and additional trees along the freeway-adjacent
property line. The letter stated that while the applicant was not in a position to develop the
property as for-sale units, the Council Office was amenable to the remaining requests. In
addition, the Council Office noted that the zone change is consistent with the development in
the area, and a professionally managed and well-designed building which incorporates those
additional requests would be an improvement to the site, and would preserve the growing
stability of the neighborhood.

In addition, two letters of opposition, with supporting evidence in the form of two doctor's notes
and several site photographs, were submitted at the public hearing. The letters were from two
families residing in rental units immediately adjacent to the project site, and stated that several
family members have asthma and are concerned about the construction impacts of the project
on their health. The submitted doctor's notes confirmed that the young children in the house
have persistent asthma, allergic rhinitis and atopic dermatitis, and that environmental dust,
smoke and pollutants such as those from construction and traffic contribute to exacerbating their
disease. The submitted photographs show that the windows of their rental units are located in
facing the apartment building's side yard and directly face the project site, separated by an
existing block wall and trees.

Summary of Public Hearing Testimony

The project representative, Eric Lieberman, first spoke and presented the project for a twenty-
four unit apartment building. He stated that changing the existing single-family zone to the R3
multi-family zone would be consistent with the existing neighborhood character. The project
would include subterranean parking and would be compliant with open space requirements. He
noted that the applicant would be agreeable to the Neighborhood Council requests for a block
wall and additional landscaping at the rear of the property at the direction and approval of the
Council Office. Currently, there is an existing sound wall adjacent to the freeway, and an extra
wall could help to mitigate some of the noise. In addition, security measures would be provided
for the building, with shielded lighting to be installed on all sides. The project would also be
utilizing a by-right density bonus by incorporating affordable housing into the development.

Mr. Lieberman added that the construction of the site would be subject to AQMD rules for
construction impacts and regular watering of the soil, the use of noise dampening machinery,
and that during construction, a six-foot in height chain-link fence with a green screening would
be installed on all sides of the property. Construction on the site would potentially begin in
January and would continue for approximately twelve months or less.
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Next, a neighboring resident spoke, noting that her young children, herself, as well as her
neighbors, all have asthma, and are concerned about the impacts that the construction of the
project would have on their health and lives. Without health insurance, they would be required to
seek emergency room treatment more frequently during the construction of the project. The
project construction would negatively impact neighbors' health and would cause a mess for the
occupants of her building.

Lastly, the project representative, Eric Lieberman spoke again briefly to add that he would like to
maintain ongoing contact with the residents regarding the construction concerns.


