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1010 East Jefferson BoulevardPROJECT
LOCATION:

The demolition of an unoccupied church and associated surface parking lot and the 
preservation and restoration of the historic Angelus Funeral Home, and the construction, use, 
and maintenance of two new four-story, residential buildings, consisting of 41 dwelling units, 
including 40 affordable dwelling units restricted to Very Low and Low Income Households, 
and one unrestricted Manager’s Unit within a total of three residential buildings on a 30,100 
square-foot site. The new buildings will observe a maximum height of 50 feet. A total of 42 
vehicle parking spaces will be provided within one level of subterranean parking and 41 
bicycle parking spaces are proposed. The project will provide approximately 6,715 square 
feet of open space. The project will utilize Parking Option 2 per the City’s Density Bonus 
Ordinance.

PROPOSED
PROJECT:

1) Pursuant to Los Angeles Municipal Code (LAMC) Section 12.32-F, a Vesting Zone 
Change from M1-1 to (T)(Q)CM-1;

REQUESTED
ACTIONS:

2) Pursuant to Section 21082.1(c)(3) of the California Public resources Code, adoption of 
the Mitigated Negative Declaration (ENV-2015-4495-MND) for the above referenced 
project: and

3) Pursuant to Sections 21081.6, the adoption of a Mitigation Monitoring Program for ENV- 
2015-4495-MND.

RECOMMENDED ACTIONS:

1) Approve and recommend that the City Council adopt a Vesting Zone Change from 
M1-1 to (T)(Q)CM-1 with the attached conditions of approval;

2) Adopt the attached findings;
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3) Adopt the Mitigated Negative Declaration No. ENV-2015-4495-MND;

Adopt the Mitigation Monitoring Program for Mitigated Negative Declaration No. ENV- 
2015-4495-MND;

4)

5) 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; and,

Advise the applicant that pursuant to State Fish and Game Code Section 711.4, 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.

6)

VINCENT P. BERTONI, AICP 
Director of Planning

Charles J. Rausch, Jr. 
Associate Zoning Administrator

Nick Hendricks 
Senior City Planner

Heather Bleemers 
City Planner 
(213) 978-0092

ADVICE TO PUBLIC: *The exact time this report will be considered during the meeting is uncertain since there may be several other 
items on the agenda. Written communications may be mailed to the Commission Secretariat, Room 532, City Hall, 200 North Spring 
Street, Los Angeles, CA 90012 (Phone No. 213-978-1300). While all written communications are given to the Commission for 
consideration, the initial packets are sent to the week prior to the Commission’s meeting date. If you challenge these agenda items in 
court, you may be limited to raising only those issues you or someone else raised at the public hearing agendized herein, or in written 
correspondence on these matters delivered to this agency at or prior to the public hearing. As a covered entity under Title II of the 
Americans with Disabilities Act, the City of Los Angeles does not discriminate on the basis of disability, and upon request, will provide 
reasonable accommodation to ensure equal access to these programs, services and activities. Sign language interpreters, assistive 
listening devices, or other auxiliary aids and/or other services may be provided upon request. To ensure availability of services, please 
make your request not later than three working days (72 hours) prior to the meeting by calling the Commission Secretariat at (213) 978
1300.
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PROJECT ANALYSIS

Project Summary

The proposed project will include the demolition of the existing unoccupied church and 
associated parking, the preservation and reuse of the historic Angelus Funeral Home, and the 
construction of two new four-story residential buildings, which will contain a total of 41 dwelling 
units, including 40 affordable dwelling units restricted to Low and Very Low Income Households 
and one unrestricted manager’s unit within a total of three buildings consisting of approximately 
44,215 square feet in floor area on one 30,100 square-foot site. The proposed new buildings will 
be a maximum of 50 feet. A total of 42 vehicle parking spaces will be provided within the 
subterranean parking garage and 41 bicycle parking spaces are proposed. The project will 
include approximately 6,715 square feet of open space. Vehicular access to the site will occur 
from an existing driveway on 35th Street.

The project will consist of 11 one-bedroom dwelling units, 17 two-bedroom dwelling units and 13 
three-bedroom dwelling units for a total of 41 dwelling units. The dwelling units will range in size 
from 515 to 1,290 square feet. The residential units will be located within three structures on the 
project site. The repurposed two-story historic Angelus Funeral Home structure will incorporate 
seven residential units located on the first and second floors of the building. Within the restored 
Angelus Funeral Home structure, the first floor will include preservation of the approximately 
875-square-foot historic lobby and circular staircase, which will provide a grand entrance to the 
affordable housing offices and residential services. The historic chapel, which will be restored 
and preserved to allow for an approximately 1,600 square-foot community room with kitchen 
facilities for use by the residents and members of the community. The historic paneled viewing 
rooms located along the northern side of the first floor fronting Jefferson Boulevard will be 
restored and preserved, and will be used as offices for the affordable housing operators, 
residential services, conference room, mail room, laundry room and a manager’s apartment 
unit. The two new buildings will incorporate the remaining 34 of the 41 residential apartment 
units. Central to the buildings is a ground level courtyard area, with play courts, picnic tables, 
and access to the historic structure and interior common area. The two, new four-story 
buildings, located on the western half of the subject property, will include the remaining 
residential dwelling units inclusive of apartment style flats and two-story townhome units.

The proposed project provides approximately 6,715 square feet of open space, which includes 
an indoor common open space located on the ground floor and outdoor common open space 
located in the courtyard, exterior common area patios, and the plaza area with historic circular 
fountain at the far eastern corner of the project site. The indoor common open space area 
incorporates the community room, and lobby area within the Angelus Funeral Home structure.

Vehicular access to the subject property will be via an existing driveway along 35th Street 
located at the southwest corner of the site. Long-term bicycle storage will be provided in a 
storage room accessed on the ground floor level of the courtyard area. Short-term bicycle racks 
will also be provided.

At the May 3, 2016, South Los Angeles Area Planning Commission meeting, staff presented a 
technical correction to the project’s Mitigated Negative Declaration (MND). The MND project 
description incorrectly stated that additional new floor area would be added to the historic 
Angelus Funeral Home. The proposed project will include the preservation and reuse of the 
historic Angelus Funeral Home; however, no new floor area will be added to the funeral home. 
The MND file was corrected and is now consistent with the proposed project. On May 3, 2016, 
the Area Planning Commission moved to agree with the revised project description and 
recommend adoption of the MND. Per Section 15073.5-C re-circulation is not required as the
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technical correction merely clarifies the project description of the MND and does result in a 
substantial revision to the MND.

Requested Entitlements:

The applicant is requesting a Vesting Zone Change from M1-1 to (T)(Q)CM-1, which is 
consistent with the subject site’s Limited Manufacturing land use designation. The proposed 
CM-1 Zone would allow the applicant to develop the site with R3 uses and density. The 
maximum density allowed by the proposed zone is one dwelling unit per 800 square feet of lot 
area, or 36 by-right dwelling units. The applicant will implement a ministerial density bonus 
request to allow for five additional units in exchange for providing 40 units restricted to Low and 
Very Low Income Households.

BACKGROUND

The project site consists of five lots that are made up in a triangular configuration, totaling 
approximately 30,100 square feet of lot area (approximately 28,935 net square feet). The site is 
currently improved with an unoccupied church, a surface parking lot, and a two-story funeral 
home that is currently unoccupied. The site is located in the Southeast Los Angeles Community 
Plan Area and is zoned M1-1 with a General Plan Designation of Limited Manufacturing 
corresponding to the CM, MR1, and M1 Zones.

The project site has a frontage of 341 feet along the north side of 35th Street and a 385-foot 
frontage along the southeast side of Jefferson Boulevard. The subject site is not within a 
Methane Hazard Site, Special Grading Area, Alquist-Priolo Fault Zone, landslide area, or 
liquefaction area. The site is 1.2 kilometers from the Puente Hills Blind Thrust. The site is 
located in the Council District 9 Redevelopment Project area of the Community Redevelopment 
Agency, the South Los Angeles Alcohol Sales Specific Plan area, and the Los Angeles State 
Enterprise Zone. In addition, the Subject Property is included in the Central Avenue Targeted 
Neighborhood Initiative area.

Surrounding Properties:

The area surrounding the subject parcel, between Wadsworth Avenue to the west, Central 
Avenue to the east, 34th Street to the north, and 35th Street to the south, are developed with 
residential, commercial, office, institutional, and parking uses instead of manufacturing uses 
despite the underlying M1-1 zoning. Parcels to the north, across Jefferson Boulevard, are zoned 
M1-1 and are developed with a church, school, and surface parking lot. Parcels to the east, 
across Central Avenue, are zoned M1-1 and RD1.5-1 and are developed with a manufacturing 
plant, a police station, and residential dwelling units beyond the M1 uses. Properties to the 
south, across 35th Street, are zoned RD1.5-1 and are developed with residential dwellings 
ranging from one to 16 units. The abutting parcel to the west is zoned M1-1 and is developed 
with a one-story church.

Street and Circulation:

Jefferson Boulevard is a designated Avenue II dedicated to an 86-foot width and is fully 
improved. The Bureau of Engineering is recommending that the applicant improve the sidewalk 
along Jefferson Boulevard to a 15-foot width.

35th Street is a designated Local Street-Standard dedicated to a 60-foot width and is fully 
improved.

Relevant Cases:



APCS-2015-4494-VZC A-3

ON-SITE:

Case No. ZA-2008-0597-CU - On December 24, 2008, the Zoning Administrator approved a 
conditional use to permit the use and maintenance of an approximately 6,170 SF child 
care/community center, and a 5,310 SF health care center; the demolition of an existing non- 
historic 3,787 square-foot church building on site; and the construction of a new 27-space 
surface parking lot, and an 11,470 SF outdoor play area for the child care center. This project 
was never completed.

Case No. ZA-2000-591-CU-ZV On August 14, 2000, the Zoning Administrator approved a 
conditional use permit for the conversion and expansion of an existing mortuary to a church; 
and a variance to allow the use to provide a minimum of 60 on-site tandem parking spaces in 
lieu of the required 80 parking spaces.
OFF-SITE:

Case Nos. VTT-74151-CN and DIR-2016-0848-DB-SPR - The applicant, Hollywood Community 
Housing Corporation, has filed a request for the construction of a new mixed-use development 
consisting of 74 affordable dwelling units located at 1035 East Martin Luther King, Jr. Boulevard.

Public Hearing:

A public hearing on this matter with the Hearing Officer was held at City Hall on Wednesday, 
April 6, 2016 (see Public Hearing and Communications, Page P-1).

Issues

Waiver of Improvements

The Bureau of Engineering recommended that the project provide an easement of land to 
complete a 43-foot wide half right-of-way and that the applicant improve Jefferson Boulevard to 
provide a 28-foot half roadway, including asphalt pavement, including sidewalk and curb 
improvements. A representative of Council District 9 requested that the improvements not be 
implemented. In addition, one member of the public spoke in opposition of the widening of 
Jefferson Boulevard. As such, Staff is recommending that the dedication and improvement of 
the roadway widening be waived but that sidewalk improvements be implemented as part of the 
project.

Conclusion

The project will rehabilitate and repurpose an historic cultural monument while redeveloping an 
underutilized site by providing 41 dwelling units, including 40 affordable dwelling units restricted 
to Low and Very Low Income Households and one unrestricted manager’s unit with 6,715 
square feet of open space without displacing any current tenants or businesses.

Based on the information submitted, the present and surrounding uses, input from the public 
hearing and the project’s proposed compliance with the Southeast Los Angeles Community 
Plan, the Department of City Planning recommends that the South Los Angeles Area Planning 
Commission recommend approval of the Vesting Zone Change to (T)(Q)CM-1. Staff also 
recommends the adoption of Mitigated Negative Declaration No. ENV-2015-4495-MND and the 
associated Mitigation Monitoring Program.
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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.

Dedications and Improvements. Prior to the issuance of any building permits, public 
improvements and dedications for streets and other rights-of-way adjoining the subject property 
shall be guaranteed to the satisfaction of the Bureau of Engineering, Department of 
Transportation, Fire Department (and other responsible City, regional, and Federal government 
agencies as may be necessary).

Responsibilities/Guarantees.

Bureau of Engineering. Prior to the issuance of sign-offs for final site plan approval 
and/or project permits by the Department of City Planning, the applicant/developer shall 
provide written verification to the Department of City Planning from the responsible 
agency acknowledging the agency’s consultation with the applicant/developer. The 
required dedications and improvements may necessitate redesign of the project. Any 
changes to the project design required by a public agency shall be documented in 
writing and submitted for review by the Department of City Planning.

1.

Street Improvements.a.

Jefferson Boulevard - Construct an integral curb, two-foot gutter and 15-foot full- 
width concrete sidewalk. Repair broken, off-grade or bad order concrete curb, 
gutter, and sidewalk along the property frontage of existing building to remain. 
These improvements should suitably transition to join existing improvements.

35th Street - Construct new concrete sidewalk, concrete curb, and two-foot gutter 
along the property frontage including in the area of suitable radius property line 
return. Reconstruct the curb ramp at the intersection with Jefferson Boulevard to 
comply with ADA requirements. Close all unused driveways with concrete curb, 
gutter, and sidewalk and upgrade all driveways to comply with ADA requirements.

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.

Roof drainage and surface run-off from the project shall be collected and treated at 
the site and directed to the streets via drain system constructed under the sidewalk 
and through the curb drains or connected to the catch basins.

Sewer lines exist on Jefferson Boulevard and 35th Street. Extension of the six-inch 
house connection laterals to the new property line may be required. All Sewerage 
Facilities Charges and Bonded Sewer Fees are to be paid prior to obtaining a 
building permit.

b.

c.

Submit shoring and lateral support plans to the Bureau of Engineering Excavation 
Counter prior to excavating adjacent to the public right-of-way at (213) 482-7048.

d.
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Department of Transportation.2.

A minimum of 20-foot reservoir space be provided between any security gate(s) 
and the property line.

a.

A parking area and driveway plan be submitted to the Citywide Planning 
Coordination Section of the Department of Transportation for approval prior to 
submittal of building permit plans for plan check by the Department of Building and 
Safety. Transportation approvals are conducted at 201 N. Figueroa Street Suite 
400, Station 3.

b.

Fire Department.3.

Submittal of plot plans for Fire Department review and approval prior to recordation 
of Tract Map Action.

a.

Building designs for multi-storied residential buildings shall incorporate at least one 
access stairwell off the main lobby of the building; but, in no case greater than 150 
feet horizontal travel distance from the edge of the public street, private street or 
Fire Lane. This stairwell shall extend unto the roof.

b.

Entrance to the main lobby shall be located off the address side of the building.c.

Any required Fire Annunciator panel or Fire Control Room shall be located within 
50 feet visual line of site of the main entrance stairwell or to the satisfaction of the 
Fire Department.

d.

Where rescue window access is required, provide conditions and improvements 
necessary to meet accessibility standards as determined by the Los Angeles Fire 
Department.

e.

No building or portion of a building shall be constructed more than 150 feet from 
the edge of a roadway of an improved street, access road, or designated fire lane.

f.

Fire lane width shall not be less than 20 feet. When a fire lane must accommodate 
the operation of Fire Department aerial ladder apparatus or where fire hydrants are 
installed, those portions shall not be less than 28 feet in width.

9-

Submit plot plans indicating access road and turning area for Fire Department 
approval.

h.

Adequate off-site public and on-site private fire hydrants may be required. Their 
number and location to be determined after the Fire Department's review of the 
plot plan.

i.

Site plans shall include all overhead utility lines adjacent to the site.J-

Any roof elevation changes in excess of three feet may require the installation of 
ships ladders.

k.

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

4.
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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.
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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:

Site Development. Except as modified herein, the project shall be in substantial 
conformance with the plans and materials submitted by the Applicant, stamped “Exhibit C,” 
and attached to the subject case file. Minor deviations may be allowed in order to comply 
with the provisions of the Los Angeles Municipal Code or the project conditions.

1.

Residential Density. The project shall be limited to a maximum density of 41 residential 
units including Density Bonus Units. A minimum of 40 units shall be reserved as affordable 
units for Low and Very Low Income Households, as defined by the State Density Bonus 
Law 65915(C)(2).

2.

Changes in Restricted Units. Deviations that increase the number of restricted 
affordable units or that change the composition of units or change parking numbers shall 
be consistent with L.A.M.C. Section 12.22-A,25.

3.

Housing Requirements. Prior to issuance of a building permit, the owner shall execute a 
covenant to the satisfaction of the Los Angeles Housing and Community Investment 
Department (HCIDLA) to make 40 units available to Low and Very Low Income 
Households, for sale or rental as determined to be affordable to such households by 
HCIDLA for a period of 55 years. Enforcement of the terms of said covenant shall be the 
responsibility of HCIDLA. The applicant will present a copy of the recorded covenant to the 
Department of City Planning for inclusion in this file and to the Council Office and 
Neighborhood Council. The project shall comply with the Guidelines for the Affordable 
Housing Incentives Program adopted by the City Planning Commission and with any 
monitoring requirements established by the HCIDLA. Refer to the Density Bonus 
Legislation Background section of this determination.

4.

Adjustment of Parking. In the event that the number of Restricted Affordable Units 
should increase, or the composition of such units should change (i.e. the number of 
bedrooms, or the number of units made available to Senior Citizens and/or Disabled 
Persons), or the applicant selects another Parking Option (including Bicycle Parking 
Ordinance) and no other Condition of Approval or incentive is affected, then no 
modification of this determination shall be necessary, and the number of parking spaces 
shall be re-calculated by the Department of Building and Safety based upon the ratios set 
forth pursuant to L.A.M.C. Section 12.22-A.25.

5.

Bicycle Parking. Bicycle parking shall be provided consistent with L.A.M.C. Section 
12.21-A.16.

6.

Height. The building height shall not exceed 50 feet, as measured pursuant to L.A.M.C. 
Section 12.03. Any structures on the roof, such as air condition units and other equipment, 
shall be fully screened from view.

7.

Administrative Conditions of Approval

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 Department of City Planning for placement in 
the subject file.

8.
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Code Compliance. All area, height and use regulations of the zone classification of the 
subject property shall be complied with, except wherein these conditions explicitly allow 
otherwise.

9.

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 Department of City Planning for approval before being recorded. After recordation, a 
copy bearing the Recorder’s number and date shall be provided to the Department of City 
Planning for attachment to the file.

10.

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.

11.

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

12.

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

13.

Corrective Conditions. The authorized use shall be conducted at all time with due 
regards to the character of the surrounding district, and the right is reserved to the Area 
City Planning Commission, or the Director pursuant to Section 12.27.1 of the Municipal 
Code to impose additional corrective conditions, if in the Commission’s or Director’s 
opinion such conditions are proven necessary for the protection of persons in the 
neighborhood or occupants of adjacent property.

14.

Expiration/Termination. The subject (T)(Q)CM-1 Zone and the Project Conditions of 
Approval shall become null and void, and the rezoning proceeding shall be terminated, (a) 
if the applicant fails to remove the T Tentative classification within the six year time period 
provided in LAMC Section 12.32-G(h) including any extension or (b) upon applicant’s 
delivering to the Director of City Planning of written notice terminating the (T)(Q)CM-1 
rezoning.

15.

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

16.

Indemnification and Reimbursement of Litigation Costs.17.

Applicant shall do all of the following:

a. Defend, indemnify and hold harmless the City from any and all actions against the City 
relating to or arising out of the City’s processing and approval of this entitlement, 
including but not limited to. an action to attack, challenge, set aside, void, or otherwise 
modify or annul the approval of the entitlement, the environmental review of the 
entitlement, or the approval of subsequent permit decisions, or to claim personal 
property damage, including from inverse condemnation or any other constitutional 
claim.
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b. Reimburse the City for any and all costs incurred in defense of an action related to or 
arising out of the City’s processing and approval of the entitlement, including but not 
limited to payment of all court costs and attorney’s fees, costs of any judgments or 
awards against the City (including an award of attorney’s fees), damages, and/or 
settlement costs.

c. Submit an initial deposit for the City’s litigation costs to the City within 10 days’ notice 
of the City tendering defense to the Applicant and requesting a deposit. The initial 
deposit shall be in an amount set by the City Attorney’s Office, in its sole discretion, 
based on the nature and scope of action, but in no event shall the initial deposit be 
less than $25,000. The City’s failure to notice or collect the deposit does not relieve the 
Applicant from responsibility to reimburse the City pursuant to the requirement in 
paragraph (b).

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

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

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

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

For purposes of this condition, the following definitions apply:

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

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

i. Nothing in the definitions included in this paragraph are intended to limit the rights of 
the City or the obligations of the Applicant otherwise created by this condition.
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Environmental Conditions

Tree Removal (Public Right-of-Way)1.

a. Removal of trees in the public right-of-way requires approval by the Board of Public 
Works.

b. The required Tree Report shall include the location, size, type, and condition of all 
existing trees in the adjacent public right-of-way and shall be submitted for review and 
approval by the Urban Forestry Division of the Bureau of Street Services, Department 
of Public Works (213-847-3077).

c. The plan shall contain measures recommended by the tree expert for the preservation 
of as many trees as possible. Measures such as replacement by a minimum of 24-inch 
box trees in the parkway and on the site, on a 1:1 basis, shall be required for the 
unavoidable loss of significant (8-inch or greater trunk diameter, or cumulative trunk 
diameter if multi-trunked, as measured 54 inches above the ground) trees in the public 
right-of-way.

d. All trees in the public right-of-way shall be provided per the current Urban Forestry 
Division standards.

Cultural/Historic Resources. The project will result in an impact on identified 
cultural/historical resources. However, the impact can be reduced to a less than significant 
level though compliance with the following measure:

2.

a. No abrasive cleaning methods shall be used to clean surfaces or remove finishes. 
Treatments shall not leave behind residue. High pressure water washer (in excess of 
50 psi), and any type of blasting media are not to be used.

Inadequate Emergency Access. Environmental impacts may result from project 
implementation due to inadequate emergency access. However, these impacts can be 
mitigated to a less than significant level by the following measure:

3.

a. The applicant shall submit a parking and driveway plan to the Bureau of Engineering 
and the Department of Transportation for approval that provides code-required 
emergency access.

Increased Noise Levels (Demolition, Grading, and Construction Activities).4.

a. Construction and demolition shall be restricted to the hours of 7:00 am to 6:00 pm 
Monday through Friday, and 8:00 am to 6:00 pm on Saturday.

b. Demolition and construction activities shall be scheduled so as to avoid operating 
several pieces of equipment simultaneously, which causes high noise levels.

c. The project contractor shall use power construction equipment with state-of-the-art 
noise shielding and muffling devices.
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FINDINGS

General Plan/Charter Findings

1. General Plan Land Use Designation. The subject property is located within the Southeast 
Los Angeles Community Plan, adopted by the City Council on March 22, 2000. The 
Community Plan land use map designates the subject property for Limited Manufacturing 
land uses corresponding to the CM, M1, and MR1 zones. The area surrounding the subject 
parcel, between Wadsworth Avenue to the west, Central Avenue to the east, 34th Street to 
the north, and 35th Street to the south, are developed with residential, commercial, office, 
institutional, and parking uses instead of manufacturing uses despite the underlying M1-1 
zoning. In addition, the lots that make up the subject site are small in size which would 
discourage the development of the site for manufacturing uses. The zone change from M1- 
1 to the (T)(Q)CM-1 Zone is consistent with the range of zones assigned to the Limited 
Manufacturing land use designation. Furthermore the zone change is in substantial 
conformance with the purposes, intent, and provisions of the General Plan as reflected in 
the adopted Community Plan in that the new development will not only provide new 
affordable housing opportunities but as a result, an historic resource will be rehabilitated 
and repurposed.

2. General Plan Text. The Southeast Los Angeles Community Plan text includes the 
following relevant statements in the land use objectives, policies, and programs section:

Goal 1 - A SAFE, SECURE, AND ATTRACTIVE RESIDENTIAL ENVIRONMENT FOR 
ALL ECONOMIC, AGE, AND ETHNIC SEGMENTS OF THE COMMUNITY.

Objective 1-4 To preserve and enhance neighborhoods with a distinctive and 
significant historical character.

Policy 1-4.1 Protect and encourage reuse of the area’s historic resources.

Policy 1-4.3 Preserve architecturally or historically significant features such as 
designated trees and stone walls and incorporate such features as an integral 
part of new development when appropriate.

Objective 1-5 To promote and ensure the provision of fair and equal housing 
opportunities for all persons regardless of income and age groups or ethnic, 
religious, or racial background.

Policy 1-5.1 Promote individual choice in type, quality, price, and location of 
housing.

Policy 1-5.2 Ensure that redevelopment activity minimizes displacement of 
residents.

The proposed project will provide new affordable housing units within proximity to existing 
schools, commercial uses, and public transit while restoring and repurposing an historic 
resource.

The proposed development conforms to the General Plan Framework Element and other 
General Plan Element objectives as follows:
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HOUSING

Objective 4.1: Plan the capacity for and develop incentives to encourage production 
of an adequate supply of housing units of various types within each City subregion to 
meet the project housing needs by income levels of future population.

Policy 4.1.1: Provide sufficient land use and density to accommodate an 
adequate supply of housing units by type and cost within each City subregion to 
meet the twenty-year projections of housing needs.

Policy 4.1.4: Reduce overcrowded housing conditions by providing incentives 
to encourage development of family-size units.

Policy 4.1.5: Monitor the growth of housing developments and the forecast of 
housing needs to achieve a distribution of housing resources to all portions of 
the City and all income segments of the City’s residents.

Policy 4.1.7 Establish incentives for the development of housing units 
appropriate for families with children and larger families.

The project will provide 41 dwellings at a density that is consistent with the requested 
density bonus and the CM Zone. The new affordable housing development with one-, two-, 
and three- bedroom units ranging from 515 to 1,290 square feet in floor area. In addition, 
the development will include outdoor open space and gathering areas and will include a 
community room for residents and community members to use.

3. Framework Element. The General Plan Framework is a guide for the City to implement 
growth and development policies by providing a comprehensive, long-range view of the 
City of Los Angeles as a whole, 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 Framework Element further explains how the City should accommodate growth and 
development by tying in the goals, objectives, and policies of other Elements of the 
Framework. Specifically, the Framework calls for amendments to the community plans 
which further refine the General Plan to reflect local conditions, "provided (a) that the basic 
differentiation and relationships among land use districts are maintained, (b) there is no 
reduction in overall housing capacity, and (c) additional environmental review is conducted 
in accordance with the California Environmental Quality Act should the impacts of the 
changes exceed the levels of significance defined and modify the conclusions of the 
Framework Element’s Environmental Impact Report.”

Goal 3A: A physically balanced distribution of land uses that contributes towards and 
facilitates the City's long-term fiscal and economic viability, revitalization of 
economically depressed areas, conservation of existing residential 
neighborhoods, equitable distribution of public resources, conservation of 
natural resources, provision of adequate infrastructure and public services, 
reduction of traffic congestion and improvement of air quality, enhancement 
of recreation and open space opportunities, assurance of environmental 
justice and a healthful living environment, and achievement of the vision for a 
more livable city.
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Objective 3.2: Provide for the spatial distribution of development that promotes an 
improved quality of life by facilitating a reduction of vehicular trips, 
vehicle miles traveled, and air pollution.

Objective 3.4: Encourage new multi-family residential, retail commercial, and office 
development in the City's neighborhood districts, community, regional, 
and downtown centers as well as along primary transit 
corridors/boulevards, while at the same time conserving existing 
neighborhoods and related districts.

According to the City of Los Angeles’ General Plan Framework Element, the City has 
insufficient vacant properties to accommodate the cumulative amount of population growth 
which has been forecasted. The supply of land zoned for residential development is the 
most constrained in the context of population growth forecasts. As growth and new 
development in the City occur, underutilized parcels that have historically functioned 
differently than their underlying zone, are prime sites for the zone change process. The M1- 
1 Zone does not allow for residential uses. Given that project site has historically been 
unoccupied and underutilized and contains an historic resource, the proposed request to 
change the zone to CM-1, which would allow for multi-family uses, would be consistent with 
the goals of the Framework Element. As such, the project would result in the revitalization 
of the site while also adding to the City’s residential inventory without displacing any 
existing tenants.

4. The Mobility Element. The proposed change of zone from M1-1 to (T)(Q)CM-1 will allow 
for residential uses on the site. The Department of Transportation (DOT) reviewed the 
project and determined that a traffic study was not required. Jefferson Boulevard is a 
designated Avenue II dedicated to an 86-foot width and is fully improved. 35th Street is a 
designated Local Street-Standard dedicated to a 60-foot width and is fully improved. The 
Bureau of Engineering has recommended that a 15-foot wide public sidewalk be improved 
along Jefferson Boulevard and that a new sidewalk be constructed along 35th Street.

The project would be within 100 feet of Metro and Municipal Bus Lines including Metro 
Routes 51, 52 and 352 (Metro Local and Limited - Wilshire Center - Downtown Los 
Angeles - Compton - Harbor Gateway Transit Center via Avalon Blvd.), Route 53 (Metro 
Local - Downtown Los Angeles - CSU Dominguez Hills via Central Ave.); Route 102 (Metro 
Local - Eastbound to South Gate, Westbound to LAX, City Bus Center via La Tiejera Blvd. 
- Exposition Blvd.); and, Route 105 (Metro Local-West Hollywood -Vernon via La Cienega 
Bl & Vernon Ave.) and the LADOT Dash King East.

This project is not subject to any geographic specific plan requirements. The proposed 
project will provide a minimum 42 on-site vehicle parking spaces, in conformance with 
Parking Option 2. In addition, the applicant will be required to submit a driveway and 
circulation plan to the Department of Transportation for approval prior to the issuance of a 
building permit.

5. The Sewerage Facilities Element of the General Plan will not be affected by the 
recommended action. However, requirements for construction of sewer line facilities to 
serve the subject project and complete the City sewer system for the health and safety of 
City inhabitants will assure compliance with the goals of this General Plan Element. The 
City’s Hyperion Sewage Treatment facility has adequate capacity for the proposed project.
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Entitlement Findings

6. Vesting Zone Change Findings

a. Pursuant to Section 12.32-F of the Municipal Code, and based on these findings, 
the recommended action is deemed consistent with public necessity, 
convenience, general welfare, and good zoning practice.

The site is currently developed with an unoccupied church, associated surface parking, 
and an historic funeral home, owned by the City of Los Angeles. The site is one of the 
few under-improved properties in the vicinity. The project is consistent with the Mayor’s 
policy of using underutilized City-owned property for residential use. The development 
of this affordable housing development is an infill of an otherwise mixed-density 
neighborhood. The developer met with the Council Office and the South Central 
Neighborhood Council and engaged the surrounding businesses, community 
organizations, and residents in their outreach process. The site |s currently 
underutilized and the historic Angelus Funeral Home is in disrepair. The development 
of 41 affordable dwelling units will be beneficial to the community as the development 
will provide more housing opportunities while rehabilitating and reusing an historic 
resource. The Vesting Zone Change makes the project consistent with the public 
necessity, convenience, general welfare and good zoning practices.

Public Necessity. Convenience, and General Welfare. The granting of the proposed 
Vesting Zone Change will result in a project that is in conformance with the public 
necessity and convenience by developing new affordable dwelling units in an area that 
is already developed with commercial, educational, and recreational uses. Under the 
existing M1-1 Zone, which prohibits residential uses, the existing church and funeral 
home have been unoccupied for many years. The area surrounding the subject parcel, 
between Wadsworth Avenue to the west, Central Avenue to the east, 34th Street to the 
north, and 35th Street to the south, are developed with residential, commercial, office, 
institutional, and parking uses instead of manufacturing uses despite the underlying 
M1-1 zoning. In addition, the lots that make up the subject site are small in size which 
would discourage the development of the site for manufacturing uses. The Vesting 
Zone Change to the CM Zone would allow for a variety of uses, including multi-family 
developments at a density of one dwelling unit per 800 square feet of lot area.

The granting of the Zone Change will promote the general welfare by activating a site 
that has been underutilized. In addition to providing new affordable housing stock to 
the neighborhood, the project will rehabilitate the historic Angelus Funeral Home and 
will provide landscaping, sidewalk improvements, and will provide an aesthetically 
pleasing development.

Good Zoning Practices. The Southeast Los Angeles Community Plan map designates 
the subject property for Limited Manufacturing land uses, corresponding to the CM, 
MR1, and M1 zones. The area surrounding the subject parcel, between Wadsworth 
Avenue to the west, Central Avenue to the east, 34th Street to the north, and 35th 
Street to the south, are developed with residential, commercial, office, institutional, and 
parking uses instead of manufacturing uses despite the underlying M1-1 zoning. In 
addition, the lots that make up the subject site are small in size which would 
discourage the development of the site for manufacturing uses. The M1 Zone restricts 
the ability to revitalize the site given the historic resource located at the easterly portion 
of the site, rendering traditional M1 manufacturing uses infeasible. The CM Zone, in 
this instance, allows for commercial, residential, and manufacturing uses, intended to 
act as a buffer for strictly residential uses to strictly manufacturing uses. The proposed
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zone change recommendation from the M1-1 Zone to the CM-1 Zone is consistent with 
the current Limited Manufacturing land use designation and the range of zones.

Surrounding uses include a mix of residential, commercial, office, institutional, and 
parking uses. Parcels to the north, across Jefferson Boulevard, are zoned M1-1 and 
are developed with a church, school, and surface parking lot. Parcels to the east, 
across Central Avenue, are zoned M1-1 and RD1.5-1 and are developed with a 
manufacturing plant, a police station, and residential dwelling units beyond the M1 
uses. Properties to the south, across 35th Street, are zoned RD1.5-1 and are 
developed with residential dwellings ranging from one to 16 units. The abutting parcel 
to the west is zoned M1-1 and is developed with a one-story church.

The affordable housing development is proper for the site given that the zone change 
request to CM allows for R3 uses. The proposed project will provide appropriate 
setbacks, landscaping, and new public improvements, in addition to rehabilitating an 
historic resource while providing two new articulated buildings on the underutilized site.

b. The current action, as recommended, has been made contingent upon compliance 
with new “T” and “Q” conditions of approval imposed herein for the proposed project. 
Such limitations are necessary to protect the best interests of and to assure a 
development 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.

Environmental. On March 24, 2016, a Mitigated Negative Declaration (ENV-2015-4495- 
MND) was prepared for the proposed project. 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, there is no substantial 
evidence that the proposed project will have a significant effect on the environment. The 
attached Mitigated Negative Declaration reflects the lead agency’s independent judgment 
and analysis. The records upon which this decision is based are with the Environmental 
Review Section of the Planning Department in Room 750, 200 North Spring Street.

7.

Flood Insurance. The National Flood Insurance Program rate maps, which are a part of 
the Flood Hazard Management Specific Plan adopted by the City Council by Ordinance 
No. 172,081, have been reviewed and it has been determined that this project is located 
within a Flood Zone. The project conforms to both the specific provisions and the intent of 
the Specific Plan for the Management of Flood Hazards (Section 5 of Ordinance No. 
172,081).

8.
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PUBLIC HEARING AND COMMUNICATIONS
Public Hearing

A public hearing was conducted by the Hearing Officer on this matter on Wednesday, April 6, 
2016, at City Hall, Room 1020. The following is a summary of this hearing:

Attendance:1.

Present at the hearing were: the applicant, the project’s representative, the project architect, 
approximately five members of the public, and a representative from Council District 9.

Initial Indication and Testimony:

Planning staff presented the proposed project to the hearing attendees.

The representative for the project gave an overview of the proposed project and explained 
that the land use designation for the project site allows the requested zoning (CM-1). The 
proposed project would provide new affordable housing options to the area while restoring 
and repurposing an historic building without displacing any residential or business tenants. 
As a result of advancing the construction drawings, the development would go from four 
buildings to three buildings with an increase in floor area from 41,660 square feet to 44,215 
square feet and increased open space from 5,825 square feet to 6,715 square feet.

The project architect explained that all rehabilitation of the historic Angelus Funeral Home 
would be done to Secretary of the Interior Standards.

The project manager from Hollywood Community Housing Corporation went over the 
Corporation’s history and portfolio, showcases completed developments that included the 
historic preservation of City resources.

One member of the public provided testimony in favor of the project. The following is a 
summary of the points that were discussed by the speaker:

- The speaker was representing the Central Avenue Historic Business Improvement 
District and was in support of the project.

- Appreciative of new pedestrian/sidewalk improvements.
- Applicant worked with the community during the process.
- The speaker believes that the project will be a catalyst for similar redevelopment in 

the area.

2.

Following the public testimony, Paloma Perez, Planning Deputy for Council District 9, stated 
that the Council office was in full support of the project and requested that the Bureau of 
Engineering street widening dedications and improvements along Jefferson Boulevard be 
waived.

3. Communications Received:

Staff received the following letters in response to the proposed project:

A pastor at St. Patrick Catholic Church submitted a letter in support of the proposed 
project citing the quality affordable housing and on-site services as benefits to the 
community.

One template letter in support of the project.


