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Los Angeles City Council
Planning and Land Use Mgt. Committee
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Re: Objections to 1324 QUINTERO ST. / ENV-2015-0778-MND / AA-2015-777- 
PMLA / supplemental materials supporting previous arguments already submitted 
for the record.

Dear Members of the PLUM:

INTRODUCTION

I, Patrick N. Sherman, am the owner of property adjacent to the proposed Project, 
a 4-lot subdivision on 1324 Quintero St. I, My tenants and area neighbors will be 
adversely impacted by the proposed Project. Previous objections to the proposed Project 
as well as the supplemental materials supporting previous arguments already submitted 
for the record are incorporated herein by reference.

As a preliminary matter, please ensure that notices of all hearings, actions and 
decisions related to the Project are timely provided to the appellant and this office. All 
objections, including those regarding proper notice and due process, are expressly 
reserved.

I. APPELANTS RIGHT TO DUE PROCESS

The case under appeal (ENV-2015-0778-MND / AA-2015-777-PMLA) is subject 
to the California Map Act. The appellant, Patrick Sherman, timely filed an appeal receipt 
(Exhibit 22) to the East Area Planning Commission (EAPC) objecting to the Advisory 
Agency’s Determination on both the adequacy of the Mitigated Negative Declaration 
(MND) and the parcel map findings for the Project. At the hearing on January 13, 2016 
the EAPC denied the appeal and adopted the MND. The Letter of Determination (LOD) 
prepared by City staff reflecting the EAPC actions is dated January 22, 2016 (Exhibit 
24). In the lower right corner of LOD page 1 a heading that states: Appeal Status: Not 
further appealable to City Council.
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A recent decision by Superior Court Judge James C. Chalfant in the matter of 
Saunders et al., v. City of Los Angeles, et al., (L.A.S.C., Case No. BS154147) ruled that 
the City ordinance governing appeals of subdivision tract maps is preempted by state law, 
which guarantees an aggrieved third-party’s right to be heard by the City Council. In his 
written decision (Exhibit 1), Judge Chalfant declared “that sections 17.06(A)(4) and 
(A)(5) of the Los Angeles Municipal Code irreconcilably conflict with the Subdivision 
Map Act, codified in California Government Code section 66452.5(d). California 
Government Code section 66452.5(d) provides an aggrieved party, who is not the 
subdivider or the tenant, the right to appeal a tentative map decision to the City Council 
and have that appeal heard and decided.”

To their detriment, Mr. Sherman and his neighbors were informed by City staff at 
the EAPC hearing on Januaiy 13, 2016 that the decision made that evening by the 
commission was final, and no appeal to the City Council was available to him regarding 
case AA-2015-777-PMLA, but that he could appeal the Project’s MND determination 
(ENV-2015-0778-MND) to the Planning and Land Use Management Committee of the 
City Council (PLUM). On February 1, 2016 the appellant timely filed an appeal to City 
Council (receipt Exhibit22).

It is now May 16, 2016 and the appeal to PLUM has not been scheduled for a 
hearing. The law guarantees that a CEQA appeal be heard by the elected decision
making body, in this case the City Council. Public Resources Code 21151(c) reads:

If a nonelected decision making body of a local lead agency certifies an 
environmental impact report, approves a negative declaration or mitigated 
negative declaration, or determines that a project is not subject to this division, 
that certification, approval, or determination may be appealed to the agency’s 
elected decision making body, if any.

In this case the appellant has, so far, been denied the lawful right for the elected body to 
hear the merits of the appeal and render a determination. Failure of the PLUM to 
schedule and hear the appeal before the 180-day statute of limitations on CEQA 
determination appeals runs out may cause the appellant to file a writ of mandamus to 
ensure the right to an appeal.

Further complicating the appellant’s due process rights, page 2 of the LOD states: 
If you seek judicial review of any decision of the City pursuant to California Code of 
Civil Procedure Section 1094.5, the petition for writ of mandate pursuant to that section 
must be filed no later than the 90th day following the date on which the City’s decision 
became final... [.]

II. BIFURCATION OF PROJECT APPROVALS
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The City has deliberately prolonged the appeal timeline to cause the 90 day limit 
on writ of mandate for case AA-2015-777-PMLA to expire, while failing to timely hear 
the environmental case ENV-2015-0778-MND. Bifurcating the two cases and forcing 
them into separate timelines constitutes an unfair burden to the appellant, forcing two 
separate writs of mandamus in order to preserve the original objections to all aspects of 
Project approvals. For example, the EAPC adopted the MND and denied appeal of AA- 
2015-777-PMLA on January 13, 2016. The 90 day clock to file a writ contesting the 
Parcel Map approval began on January 14, 2016. The appellant timely filed the appeal of 
ENV-2015-0778-MND to PLUM on February 1, 2016, 20 days after the EAPC hearing. 
At that point, 70 days remained for the appellant to file a writ based on objections to the 
EAPC’s determination of the Parcel Map while, ostensibly, the PLUM committee would 
have ample time to schedule and hear the merits of the MND appeal. Throughout this 
entire 90-day period, which ended on April 12, 2016, PLUM staff failed to schedule or 
hear the MND appeal, resulting in the defacto bifurcation of the appeal process, further 
encumbering the appellant’s ability to exercise due process rights.

Bifurcation of project approvals thwarts CEQA’s fundamental principle requiring 
interpretation of its provision so as to “afford the fullest possible protection of the 
environment within the reasonable scope of the statutory language” California Clean 
Energy Committee v. City of San Jose (6th Dist. 2013) 220 Cal.App.4th 1325. In this 
case, the Sixth District Court of Appeals found that “environmental review is not 
supposed to be separated from project approval.” It further analyzed the improper 
delegation by the City Council to the Planning Commission the task of EIR certification:

The City argued that it was undertaking an allowable bifurcation of the 
certification process. In brief, it had delegated to the planning commission only 
part of the certification of the final EIR -that portion related to determining that 
the EIR was complete and conforms to CEQA. The City claimed that the City 
Council then completed the certification by finding that it had reviewed the final 
EIR prior to its decision and that the EIR reflected its independent judgment. The 
Court rejected this approach. Because the planning commission could not approve 
the project (it only recommends approval of a general plan amendment), it could 
not be the lead agency responsible for certifying the EIR. The Court held that 
“[ujnder our analysis, the city council, as the decision making body with respect 
to the Envision San Jose plan, is the entity tasked with certifying that the final 
EIR was compliant with CEQA. The delegation as part of its certification duty to 
the planning commission, as a nonelected non-decision making body, therefore 
improperly segregated environmental review from project approval.”
Nonetheless, although the City’s procedure was faulty, the City Council’s own 
certification of the final EIR appeared to be adequate for CEQA purposes.
(Assoc, of Environmental Professionals, Case Summaries, 2014 CEQA 
Handbook).



In the ease at hand, we see the inverse, but the conclusion is the same, especially in 
consideration of Judge Chalfant’s recent decision. Judge Chalfant has correctly 
determined that the project approvals subject to the California Map Act must be heard by 
the elected body. Therefore, we have the same problem in the present case; the City 
Council has improperly bifurcated the approvals process by delegating final approval of 
Parcel Map and Tract Map approvals to the Area Planning Commissions, while it solely 
retains the ability to certify the EIR or MND. When the two related approvals are heard 
by separate decision-making bodies, the cornerstone of CEQA as a tool for informed 
decision making is undermined, as city staff must retroactively alter APC-finalized 
project approvals to reflect City Council adjustments or denials. Los Angeles City 
Ordinance 176321 makes a clumsy attempt to reconcile this improper bifurcation by 
passing it backwards to the Advisory Agency to patch up the inevitable inconsistencies. 
Ordinance 176321 fishes around for a solution to improperly bifurcated Map approvals 
with the following language:

If the City Council imposes a condition as part of an action on a related 
application [an MND, for example] that differs from a condition of approval on a 
tentative tract map, then the Advisory Agency shall have the authority to make the 
tract map conditions consistent with the City Council action. (Information in 
Italics added.)

The appellant is aggrieved by the bifurcation of approvals and by the City’s reliance on 
an improper interpretation of California Government Code section 66452.5(d) when it 
denied the appellants due process rights to present the merits of the objections to both the 
Map approvals and CEQA study to the City Council.
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III. THE PROJECT SUBMITTALS ARE INCOMPLETE, MAKING 
ANY APPROVAL IMPROPER AT THIS TIME.

A Mitigated Negative Declaration is inappropriate “where the agency has failed either to 
provide an accurate project description or to gather information and undertake an 
adequate environmental analysis. An accurate and complete project description is 
necessary for an intelligent evaluation of the potential environmental impact of the 
agency’s action.” City of Redlands v. County of San Bernardino (2002) 96 Cal.App.4th 
398, 406. “[Only through an accurate view of the project may the public and interested 
parties and public agencies balance the proposed project’s benefits against its 
environmental cost, consider appropriate mitigation measures, assess the advantages of 
terminating the proposal and properly weigh other alternatives.” City of Santee v. County 
of San Diego (1989) 214 Cal. App.3d 1438, 1454.

An accurate project description includes complete and correct project submittals. 
According to the DCP November 24, 2015 Letter of Determination to the EAPC two 
significant problems with the project design were called out by Jae Kim, beginning on
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1) Map does not comply with 15 ft. Front yard setback for Parcel 1 as required for 
the RD 1.5-1 VL zone. Revise map to show compliance or obtain written approval 
from the Dept. Of City Planning Advisory Agency to allow the reduced setback as 
indicated in the Setback Matrix.

2) Resubmit the map to provide and maintain a minimum 20 ft. Common access 
strip open to the sky all the way to the public street for frontage. No projection is 
allowed. Revise the Map or obtain approval from the Department of City 
Planning to allow any projection into the required 20 ft. Minimum wide access 
strip.

Periodic monitoring of the planning file has shown these changes do not appear to have 
occurred. The permit processing report (Exhbit21) shows multiple visits to the inspector 
and multiple changes to the Project since its "approval" on November 24, 2015. 
Accordingly, the Project has undergone multiple changes and should be denied and the 
appeal granted on this basis alone. Further, the applicant has not complied with items 1 
and 2 listed above.

In sustaining the actions and adopting the findings of the DAA, the EAPC approved a 
Project back in January that is no longer the same project the aggrieved parties contested 
at that hearing. The revised map requested by the DAA - including elevations - is what 
provides the accurate and complete project description necessary for an intelligent 
evaluation of the potential environmental impact. Until a revised map is submitted, and 
opportunity for review provided, approval of the Project is improper.

Additionally, the EAPC should have found that a stable and finite project description was 
not submitted, and it should have continued the approval to a later date when either, 1) 
the applicant conformed the project to meet the demands of the DAA, or 2) provided 
written proof of the variances requested and granted. It is impossible to adopt the 
findings of a project that could be either Project A, Project B or Project C. Since no 
evidence of the variance requests were entered into the record, the public is left to guess 
at what the final approved project might consist of. Because the DAA findings would 
have been contingent on changes being made to the setbacks and driveways at the very 
minimum, which evidently did not occur, findings necessary to approve the Project 
cannot be made.

A. SUBSTANTIAL EVIDENCE DOES NOT EXIST TO SUPPORT 
THE FINDINGS NECESSARY TO GRANT VARIANCES.

There are five findings necessary to grant a variance. The setback requested at 10 
feet in lieu of the 15 feet required by the RD1.5-1VL zone and the less-than-20 feet open 
to the sky driveway width are substantial deviations from the LAMC requiring a request 
and formal granting of the corresponding variances. In this case, without even asking for



them, the DAA granted deviations to the code. This is problematic, in part because 
consistency with Los Angeles Charter Section 562 and Los Angeles Municipal Code 
Section 12.27 must be followed, no variance may be granted unless the Zoning 
Administrator supports and substantiates all five, as follows:

1. that the strict application of the provisions of the zoning 
ordinance would result in practical difficulties or unnecessary 
hardships inconsistent with the general purposes and intent of the 
zoning regulations;

2. that there are special circumstances applicable to the subject 
property such as size, shape, topography, location or surroundings 
that do not apply generally to other property in the same zone and 
vicinity;

3. that the variance is necessary for the preservation and 
enjoyment of a substantial property right or use generally 
possessed by other property in the same zone and vicinity but 
which, because of the special circumstances and practical 
difficulties or unnecessary hardships, is denied to the property in 
question;

4. that the granting of the variance will not be materially 
detrimental to the public welfare, or injurious to the property or 
improvements in the same zone or vicinity in which the property is 
located; and

5. that the granting of the variance will not adversely affect any 
element of the General Plan. (L.A.M.C. § 12.27.D.)

The standard for granting variances is stringent because it erodes the zoning 
regulations applicable to a particular site. As explained in the seminal variance case of 
Minney v. City of Azusa (1958) 164 Cal.App.2d 12, 32-33: “A variant use of plaintiff’s 
lands would necessarily be the basis for others and thus the disintegrating process would 
be set in motion.”

The principle essential to any grant is that variances are restricted to departures 
from the zoning code aimed at putting a property owner in parity with neighboring 
property owners. Los Angeles Municipal Code Section 12.27(D) explicitly requires that 
a “variance shall not be used to grant a special privilege or to permit a use substantially 
inconsistent with the limitations upon other properties in the same zone and vicinity.”

By failing to acknowledge the variances bestowed upon the Project the DAA, 
acting as ZA, has granted privileges to the applicant inconsistent with the limitations to
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which other properties in the same zone and vicinity are subject. The applicant and the 
City cannot make the required findings. Substantial evidence to support all of these 
required findings does not exist.

B. Strict application of the zoning ordinance does not result in practical 
difficulties or unnecessary hardships inconsistent with the general 
purposes and intent of the zoning regulations.

The underlying theme for the finding here seems simply to be that new 
construction of the amount and profitability sought by the applicant cannot be 
accommodated within the limitations imposed on the parcel by the zoning regulations. 
Without conceding that it does, this argument might support a legislative change, but it 
certainly does not provide substantial evidence of a practical difficulty or unnecessary 
hardship inconsistent with the general intent of the zoning regulations. To the contrary, 
the regulations precisely reflect the intent of the overall zoning scheme and regulations. 
Accordingly, no substantial evidence exists, or under these facts could exist, to support 
the required findings.

The DAA glossed over the granting of these deviations as reasonable in order to 
incorporate “desirable” amenities, such as communal roof decks (in addition to private 
balconies), and design features into the proposed Project. The findings also refer to the 
Project as necessary to produce much needed housing in a desirable location. However, 
this approach or justification for the grant of a variance has been firmly and clearly 
rejected by the Courts:

“[D]ata focusing on the qualities of the property and Project for 
which the variance is sought, the desirability of the proposed 
development, the attractiveness of its design, the benefits to the 
community, or the economic difficulties of developing the 
property in conformance with the zoning regulations, lack legal 
significance and are simply irrelevant to the controlling issue of 
whether strict application of zoning rules would prevent the 
would-be developer from utilizing his or her property to the same 
extent as other property owners in the same zoning district.”
Orinda Association, supra, 182 Cal.App.3d at 1166.1

Accordingly, no substantial evidence exists, or under these facts could exist, to 
support the required finding.

C. There is no substantial evidence of special circumstances applicable to 
the subject property that do not apply generally to other property in 
the same zone and vicinity.
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In the letter of determination the DAA did not find that there were special 
circumstances applicable to the subject property such as size, shape, topography, location 
or surroundings that do not apply generally to other property in the same zone or vicinity. 
No rationale was explored to account for why a deviation from the underlying zoning and 
the LAMC were necessary. It was implied at the hearing that applicant’s intent in 
seeking the variances was a desire to maximize project value. That, however, was not 
and is not a valid basis for a variance.

A discussion of special circumstances applicable to the subject property that do 
not apply generally to other property in the same zone or vicinity was never part of the 
letter of determination. The findings only discussed purported constraints on the subject 
property that hindered the project proposed by the applicant and concluded that the 
deviations could be requested to enable “efficient” use of the site and incorporation of 
desirable tenant amenities. Alleged “efficiency” is not a valid basis for granting 
variances. There must be special circumstances applicable to the subject property that do 
not apply generally to other property in the same zone or vicinity. No such finding has 
been made here - indeed, all evidence supports the contrary.

D. A variance will be materially detrimental to the public welfare, or 
injurious to the property or improvements in the same zone and 
vicinity.

The DAA did not reach this finding because he did not make any of the other 
findings necessary for the would-be variances. However, beyond the errors in his 
reaching this point based on the lack of evidence to support the above-referenced 
findings, the DAA also failed to address key issues that may be detrimental to the public 
welfare: noise, project egress and cumulative traffic impacts.

The project plans and elevations show large roof decks and living areas on the 
fourth floor, directly looming over all the balconies and looking into the residences at 
1330 Quintero St. As indicated in the attached correspondence from Hans Giroux, a 
senior noise analyst, this creates potential noise issues for the residential neighborhood on 
both Quintero St and Douglas St, abutting the project site at the rear. (Exhibit 12) This 
may be materially detrimental to the public welfare.

Since noise travels across and upward, noise problems here - and thus the 
detriment to the public welfare - will also be exacerbated by the local topography.

As to cumulative traffic impacts, please refer to the traffic analysis by Kunzman 
and Associates (Exhibit 10). We are aware of at least 116 residential developments with 
a total of 17,997 residential units that would be considered part of related projects for the 
purposes of CEQA, and that list does not even include non-residential projects. This 
number easily exceeds the threshold for LADOT review and CEQA analysis were it a



PLUM Committee
May 16, 2016
Supplemental / Supporting Materials
Page 9

single project. Until analysis is conducted showing otherwise, a finding of no material 
detriment to the public welfare cannot be made.

IV. APPROVAL OF THE PROJECT IS PREMATURE; THERE IS A FAIR
ARGUMENT OF POTENTIALLY SIGNIFICANT ENVIRONMENTAL 
IMPACTS THAT MAKES THE USE OF A MITIGATED 
DECLARATION INAPPROPRIATE.

A. Legal Standard

A strong presumption in favor of requiring preparation of an Environmental 
Impact Report (“EIR”) is built into the California Environmental Quality Act (“CEQA”). 
This presumption is reflected in what is known as the “fair argument” standard, under 
which an agency must prepare an EIR whenever substantial evidence in the record 
supports a fair argument that a project may have a significant effect on the environment. 
Laurel Heights Improvement Ass’n v. Regents of the Univ. of Cal. (1993) 6 Cal.4th 
1112, 1123; Communities for a Better Environment v. California Resources Agency 
(2002) 103 Cal.App.4th 98, 111-112.

An EIR must be prepared where there is substantial evidence that significant 
effects “may” occur. League for Protection of Oakland’s Architectural and Historic 
Resources v. City of Oakland (1997) 52 Cal.App.4th 86, 904-905. A project “may” have 
a significant effect on the environment if there is a “reasonable probability” that it will 
result in a significant impact. No Oil, Inc. v. City of Los Angeles (1974) 13 Cal.3d 68, 
83, n. 16. If any aspect of the project may result in a significant impact on the 
environment, an EIR must be prepared even if the overall effect of the project is 
beneficial. CEQA Guidelines § 15063(b)(1).

Substantial evidence “includes fact, a reasonable assumption predicated upon fact, 
or expert opinion supported by fact.” Pub. Res. Code § 21080(e)(1). It also includes 
“reasonable inferences from this information that a fair argument can be made to support 
a conclusion, even though other conclusions might also be reached . . . .” (Emphasis 
added.) CEQA Guidelines § 15384(a).

The fair argument test is a “low threshold” test for requiring the preparation of an 
EIR. No Oil, supra, 13 Cal.3d at 84. Evidence supporting a fair argument of a significant 
environmental impact triggers preparation of an EIR regardless of whether the record 
contains contrary evidence. League for Protection, supra, 52 Cal. App.4th at 904-05. This 
standard reflects a preference for requiring an EIR to be prepared, and a preference for 
resolving doubts in favor of environmental review. Mejia v. City of Los Angeles (2005) 
130 Cal.App.4th 322, 332.



B. A Fair Argument Exists of Significant, Urunitigable Land Use and 
Planning Impacts.

Project is inconsistent with Goals, Policies & Objectives of the Community Plan

The MND and its Addendum claim that the Project is consistent with Silverlake-Echo 
Park-Elysian Valley Community Plan, Objective 1 (Exhibit 23), “to achieve and 
maintain a housing supply sufficient to meet the diverse economic and socioeconomic 
needs of the current and projected population to the year 2010,” because it provides 3 
new (million-dollar luxury) houses and replaces one vintage ranch style home. However, 
the underlying policies behind Objective 1.1 conflict with the Project’s nature and 
character with the following:

1-1.1 Maintain an adequate supply and distribution of multiple family, low 
income and special needs housing opportunities in the Community Plan 
Area.

1-1.3 Protect existing residential neighborhoods from new out-of-scale 
development.

1-1.4 Encourage new infill residential development that complements existing 
development and architectural style.

1-1.5 Protect existing stable single family and low-density multiple family 
residential neighborhoods from encroachment by higher density 
residential and other incompatible uses.

1-1.6 Promote the preservation of multiple family neighborhoods.

The Project is described as four 4-story buildings with a maximum height of 45- 
feet above grade. These will be the four tallest and largest homes on the entire street, 
coming in at 9 feet more than any other structure on Quintero Street and a total of 1,842.5 
square feet. Not only will these be the four tallest and largest, they will all be on one lot. 
Because the design of the Project out-sizes and out-masses every other project on the 
street, Aesthetic impacts to neighborhood character do exist and are significant.

Echo Park is a community of hillsides. The hillside context is its signature 
feature. When a project is approved that is notably out-of-scale, the hillside becomes 
obscured. This project eclipses its uphill neighbor, obliterating the natural cascade of 
architectural forms as they stack up the hillside. This Project, because it is taller and has 
substantially less setback on all sides, interrupts the continuity of form and open-space 
relief that patterns the built environment. It juts out toward the street beyond every other 
project, and casts long shadows onto its neighbors. The historic single-story bungalows 
across the street, and the one story single family homes directly at the rear (south) and 
downhill (east) are dwarfed by 45 ft towers. The largest adjacent buildings are an 8 unit
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building across the street, average unit size 700 sf., and a 4 unit apartment building uphill 
(north), each unit at 975 sf. However, the proposed Project, with its excessively large 
1,842.5 sf. luxury homes, notably outsizes the mass of both of these apartment buildings 
which are the largest in the immediate area.

The Project is enormously out-of-scale with neighboring properties. The 
units are 275% larger than the average apartment across the street and 190% 
larger than the apartments to the north. This is not a high degree of compatibility and 
does not protect the character and scale of nearby neighborhoods. A Project of the 
height, size, and scale sought by the applicant does not promote preservation of 
neighborhood character. In fact, the deviations from the LAMC granted without 
discussion by the DAA facilitate and encourage this disproportionate construction. If the 
applicant was required to follow the rules, a much smaller project would have been 
proposed. This applicant understood that the department would “give away” these 
exceptions to the rule in favor of the developer and to the detriment of the surrounding 
community. He didn’t even have to ask.

The Letter of Determination states its rationale for approving the Project based on 
the equitable distribution of housing and community need:

The project will provide much needed new home ownership opportunities for the 
Community Plan area. The Silver Lake-Echo Park-Elysian Valley Community 
Plan, a part of the Land Use Element of the City’s General Plan, states the 
importance of promoting and ensuring “the provision of adequate housing for all 
persons, including special needs populations, regardless of income, age or ethnic 
backgrounds” (Objective 1-4). Applicable policies include the promotion of 
“greater individual choice in type, quality, price and location of housing” (Policy 
1-4.1), and increasing “home ownership options by providing opportunities for 
development of townhouses, condominiums and similar types of housing” (Policy 
1-4.4). ” " *
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Nothing could be further from the truth. The 4 luxury townhomes the applicant 
seeks to build will be available for more than $1M selling price. This is far from 
an equitable housing product. That the text of General Plan Objective 1-4 is 
mentioned in the same paragraph with the approval of $1M luxury towers is 
absurd and underscores the disconnectedness of Planning staff from the realities 
of the communities they trample upon with inappropriate approvals. These homes 
are only available to the most affluent and only practical for those who can 
manage 3 or 4 flights of stairs.

The Project is inconsistent with the Housing Element of the General Plan. It is
discriminatory and does not conform to long-term housing goals.

Small Lot Subdivisions, because they convert multi-family zoned property into



single-family zones, they effectively down-zone the land wherever they are built. This 
also has the affect of removing the attributes associated with true multi-family apartment 
housing, such as ADA compliance, mandatory setbacks and guest parking requirements. 
This project is no exception. It removes a single story ADA accessible house to produce 
a housing product that is neither affordable or an acceptable option for the disabled or 
aged. The three story format and multiple stairways are inhospitable to the elderly 
looking to age in place and an unrealistic option for those who have or are considering 
small children.

1. A Fair Argument Exists Of Potentially Significant Noise Impacts.

This adverse impact to the neighbors from noise is not contingent on any 
particular noise threshold that may exist in the City codes because annoyance can come 
from an increase in noise, not just an absolute amount. While a change of 1 dBA or less 
is generally not detectable by the human ear in an urban setting, a change of 3 dBA will 
be noticeable to most people. A change of 5 dBA is readily perceived. Those levels can 
easily be reached by a roof top party, especially in the evenings or at night when ambient 
noise levels are lower.

Hans Giroux, A licensed environmental consultant and sound expert entered a 
letter into the record for this case. In part, it states: “The close proximity of new elevated 
noise sources to existing neighbors has not been considered in the MND”. Additionally, 
he references in incompatibility of roof-top decks for this hillside area where sound echos 
and reverberates off hillsides and stucco structures:

Localized Noise Impacts: The expectation that roof-top areas on the 4th floor of 
each unit will become “party hubs” has alarming noise impact consequences. The 
use of amplified or live music and televisions at roof-top assembly areas could 
definitely create annoyance at adjacent neighbors, in particular the residents of 
1330 Quintero who will directly receive, at the same elevation, any noise coming 
off the roof-top assembly directly into their bedrooms located on the 3rd floor. 
Options to reduce building height and eliminate roof-top decks would erase this 
potentially significant impact. (Exh 12)

A Project that towers over neighboring structures, depriving them of light, air and privacy 
by creating new tall towers that peep into backyards and completely eclipses windows 
that formerly framed urban sunsets, undermines the quality of life for all who live nearby. 
A Project that creates significant unmitigable shade/shadow and traffic impacts to a 
designated Hillside street with limited sight lines and a 30% grade in front of the Project, 
does not protect that neighborhood. Rather, it generates a public safety catastrophe and 
promotes degradation of that neighborhood.

Appellant has provided substantial evidence of the Project’s incompatibility with 
the surrounding community with a height and massing that will dramatically alter the

PLUM Committee
May 16, 2016
Supplemental / Supporting Materials
Page 12



neighborhood character. The Project’s scale dwarfs adjacent properties, and orients 
upper-floor balconies directly into neighbors’ windows, further compromising privacy 
and neighborhood character. (Exh. 3) This creates a potentially significant environmental 
impact not yet addressed, and one for which an MND is inappropriate. At a minimum, an 
EIR is required.

2. Small Lot Subdivision Guidelines.

One of the bases of the appeal was that the Project does not comply with the SLS 
Design Guidelines. (Exh. 4) The appellant provided ten different guidelines with which 
the Project conflicts:

• The Project is not context sensitive. (Id., p. l.)The Design is not compatible with 
the existing neighborhood. (Id., p, 6.)

• The Developer has not considered the design elements of the 4 homes and how 
they will enhance the overall neighborhood character. (Id., p. 8.)

• The characteristics of the Project do not relate to the surrounding built form, 
respecting the overall neighborhood character and existing topography. (Id., p. 9.)

• The Project is not compatible with the existing neighborhood. (Id., p. 9.)
• The Project does not take into account the neighborhood context for existing front 

yard setbacks. (Id., p. 10.)
• The Project is not oriented toward the street as suggested (Id, p. 17.)
• The Project is not appropriately designed to and scaled to transition from the 

single-family properties surrounding it. (Id., p. 24.)
• The Project does not minimize the number of windows and balconies overlooking 

neighboring interior private yards and windows. (Id., 24.)

Staff’s response to the EAPC was not that the Project complied with the SLS 
Guidelines. Rather, the response was simply that the Guidelines are not mandates or 
regulations; they simply illustrate a series of common design guidelines, best practices 
and case studies. The discretionary nature of the Guidelines, however, is beside the point. 
Conformity with the Guidelines is an indicator of conformity with the residential policies 
of the Community Plan enacted to protect Plan area neighborhoods from the effects of 
incompatible development. Indeed, one of the programs to implement policies 1-1.3, 1.1
4, and 1-3.1 is the establishment of design guidelines.

Inherent in establishing design guidelines is that conformity and consistency with 
them is necessary to establish conformity and consistency with the underlying policies. 
Failing to conform to the SLS Design Guidelines, whether mandatory or not, thus means 
that the Project is inconsistent with the relevant residential policies of the Silver Lake- 
Echo Park-Elysian Valley Community Plan.
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SMALL LOT ORDINANCE UNDER REVIEW



To underscore the problematic nature of small lot homes in traditional 
neighborhoods, community outcry has triggered the Planning Department’s review of the 
Guidelines and a proposal for their revision. Multiple outreach meetings have been held, 
each designated as public hearings for the purpose of gaining community feedback on the 
amended guidelines. Revision to the guidelines is necessary because this housing 
product has become so controversial and many projects are appealed. In fact, the new 
proposed guidelines require the project to conform to the underlying zoning front yard 
setback, among other elements to which the proposed Project would not conform. 
(Exhibit 25 proposed new small lot guidelines)

3. City wide Residential Design Guidelines.

In addition to the SLS Guidelines, the City also has Citywide Residential Design 
Guidelines whose purpose is to implement the urban design principles that are a part of 
the Framework Element of the City’s General Plan. (Exh. 5.) One of the Guidelines 
addressing relationship to adjacent buildings is “mitigate negative shade/shadow and 
privacy impacts by stepping back upper floors and avoiding direct views into neighboring 
single-family yards.” (Id.) The inconsistency of the proposed Project with this Guideline 
is further evidence of inconsistency with the relevant portions of the General Plan.

A shade/shadow model is attached to this document as (Exhibit 9). The City has 
promulgated its own thresholds of significance for shade and shadow, and has found that 
because this Project is not 60 ft. high, it does not meet the threshold for study. However,

“Under the fair argument approach, any substantial evidence supporting a fair 
argument that a project may have a significant environment effect would trigger the 
preparation of an EIR.” Communities for a Better Environment v. California Resources 
Agency (2002) 103 Cal.App4th 98, 113 (italics in original).

Communities for a Better Environment is also significant because it clarifies that 
agency “thresholds of significance” are not necessarily the threshold that may be used in 
determining the existence of a “significant” impact. A significant impact may occur even 
if the particular impact does not trigger or exceed an agency’s arbitrarily set threshold of 
significance. Id. at 114. Furthermore, the applicant has not provided any modeling 
studies for public review. This is problematic. The MND states there will be no impacts 
to adjacent homes, but without the benefit of modeling studies, there is no way to 
determine this. “The absence of information from the environmental impact report is a 
prejudicial abuse of discretion if the failure to include relevant information precludes 
informed decision making and informed public participation, thereby thwarting the 
statutory goals of the EIR process ” Berkeley Keep Jets Over the Bay Committee v. 
Board of Port Commissioners (App. 1 Dist. 2001).
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C. Traffic Safety and Hillside Designation cause finding the Site is Not 
Physically Suitable for the Proposed Density of Development



There are two issues that lead to a finding that the site is not physically suitable 
for the proposed density of development: public safety and neighborhood character. The 
EAPC finding here was virtually devoid of any discussion of the density of the 
development, except to say that the density is permitted under the applicable land use 
designation and zoning. The appropriateness of a site-specific density is also a function of 
the circulation system and the character of the neighborhood in which a project site sits.

Simply put, traffic associated with the additional density created by the proposed 
Project adversely affects traffic and pedestrian safety, making the site not suitable for the 
density of the proposed project.

This negative impact to traffic safety is exacerbated by what appears to be a 
substandard driveway apron that does not meet the driveway width recommended in the 
LADOT Manual of Policies and Procedures. The proposed Project provides a 24-foot 
driveway apron. The LADOT Manual recommends 28 feet. (Exh. 26) No rationale for 
this deviation is given, but a driveway apron width less than the LADOT 
recommendation is further evidence that the site is not physically suitable for the 
proposed density of development.

The width of the driveway itself, not just the driveway apron, also provides 
evidence that the site is not suitable for the density of the proposed project. At points 
within the subdivision the driveway narrows to 10 feet, but at its widest, its 16 feet. This 
violates the City’s Private Street Regulations, General Variation 2001-1 (Exh. 28), which 
allows variations to permit common driveway facilities, subject to the following 
conditions:

The driveway within such easement is improved to a width in conformance with
the Fire Department’s fire access standards as stated in Section 57.09.03 of the
Los Angeles Municipal Code, but in no event less than 20feet.... (Emphasis
added.)

Fire access considerations as a part of driveway/private street conditions are 
clearly a public safety issue. Indeed, this is more than a fire access issue; it is also a 
general safety and access issue, especially since pedestrians and bicyclists also will be 
sharing the driveway. ’What this says about the proposed Project is that the Applicant 
cannot achieve the density sought without compromising public safety. Again, this is 
evidence that the site is not suitable for the density of the proposed project.

The applicant has not provided the required reservoir space for cars to share the 
driveway while one is entering and another is leaving. The Deputy Advisory Agency 
demands in the Letter of Determination a 20-foot reservoir space to provide for ingress or 
egress. The plans on file show only 16-foot reservoir, which further compromises 
accessing the Project safely on a hillside with an unreasonably steep 30% grade in front 
of the project. This will compromise public safety, crowding tenants in the driveway 
apron where sight lines are already obstructed by the nature of the grade and cars parked
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adjacent to the apron at the curb. In the event that two cars are occupying the apron and a 
third is waiting to drive in, perched precariously at a 30% incline (Exhibit 37), the 
logistics of this situation are frightening. Cars regularly roll down the hill when parking 
brakes pop out of gear, clutches fail, or inexperienced hillside drivers panic when faced 
with the incline. The steep slope on this section of Quintero Street will leave drivers with 
little time to react with gravity against them. The appellant has seen this occur on a 
regular basis. (Exhibit 27 steep hill photos, articles from blogs)

To the extent scale and mass can be equated with density, here too, the site is not 
physically suitable for the proposed density of development, given the height of the 
buildings compared to those surrounding the proposed Project. The size and mass of the 
Project will also deprive residences to the north of light during the winter months and a 
cooling northerly wind known by residents of this area as the “Vermont Draw” during the 
summer months.

The most common response to any argument that the site is not suited for the 
proposed density of the development is to point out that the maximum number of units 
permitted under the zone in question is much higher than what is being sought. This 
response, however, is a red herring to the relevant issue.

The zoning on every property establishes the range of uses, their maximum 
permitted density or intensity, and a host of other regulatory requirements, including 
yards, height, and parking requirements. The site may also be subject to other regulatory 
restraints, such as grading restrictions. Thus, a site may be developed to the maximum 
density only provided it conforms to all applicable provisions of the zone. The maximum 
density practical or suitable for a site is not necessarily the same as the maximum density 
theoretically permitted for the site. Such is the case here.

In addition to the SLS Guidelines, the City also has Citywide Residential Design 
Guidelines whose purpose is to implement the urban design principles that are a part of 
the Framework Element of the City’s General Plan. (Exh. 5.) One of the Guidelines 
addressing relationship to adjacent buildings is “mitigate negative shade/shadow and 
privacy impacts by stepping back upper floors and avoiding direct views into neighboring 
single-family yards.” (Id.) The inconsistency of the proposed Project with this Guideline 
is further evidence of inconsistency with the relevant portions of the General Plan.

A shade/shadow model is attached to this document as (Exhibit 9). The City has 
promulgated its own thresholds of significance for shade and shadow, and has found that 
because this Project is not 60 ft. high, it does not meet the threshold for study. However, 
“Under the fair argument approach, any substantial evidence supporting a fair argument 
that a project may have a significant environment effect would trigger the preparation of 
an EIR.” Communities for a Better Environment v. California Resources Agency (2002) 
103 Cal.App4th 98, 113 (italics in original).

PLUM Committee
May 16, 2016
Supplemental / Supporting Materials
Page 16



Communities for a Better Environment is also significant because it clarifies that 
agency “thresholds of significance” are not necessarily the threshold that may be used in 
determining the existence of a “significant” impact. A significant impact may occur even 
if the particular impact does not trigger or exceed an agency’s arbitrarily set threshold of 
significance. Id. at 114.

Furthermore, the applicant has not provided any modeling studies for public review. 
This is problematic. The MND states there will be no impacts to adjacent homes, but 
without the benefit of modeling studies, there is no way to determine this. “The absence 
of information from the environmental impact report is a prejudicial abuse of discretion if 
the failure to include relevant information precludes informed decision making and 
informed public participation, thereby thwarting the statutory goals of the EIR process.” 
Berkeley Keep Jets Over the Bay Committee v. Board of Port Commissioners (App. 1 
Dist. 2001). '
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D. The Common Access Driveway Does Not Comply with 20’ Minimum

The Decision notes that that the Department of Building and Safety, Zoning Division, 
requested resubmission of the map to provide and maintain a minimum 20 foot common 
access strip open to the sky for the lots all the way to the public street for access purpose 
per Section 12.03. However, the Advisory Agency instead granted approval for only a 16 
foot wide common access driveway, with only 10 feet open to the sky. The substandard 
driveway is in violation of Private Street Regulations, General Variation No. 2001- 1, 
which allows variations to permit common driveway facilities, as noted earlier. There is 
no basis here for a variance, and the required findings of practical difficulties and 
unnecessary hardships not of the Applicant’s own making are entirely absent. The 
expected response that the Advisory Agency has an internal policy and regularly 
approves driveways of 10 feet in small lot subdivisions is not a justification for failure to 
comply with applicable regulations.

The proposed Project increases hazards due to its design features and incompatible uses. 
The project will result in inadequate emergency access. The MND states: "due to the 
steepness of the site, the DBS and DOT will review to ensure adequate safety of vehicles 
backing out of garages". In order to accomplish this, the plans must be reconfigured to 
expand the driveway from ten to twenty feet OPEN TO THE SKY, and provide for the 
code required driveway apron and reservoir width. Additionally, space should be 
provided in the site plan to allow the vehicles to turn around without having to back out 
onto Quintero St.

Quintero St. is roughly a 30% grade in front of the project site. It’s a famous location for 
extreme cycling events and has the distinction of bottoming out many delivery trucks that 
attempt the grade. (Exhibit 27) demonstrates how moving trucks can’t get up the hill, 
and cyclists admire its extraordinary grade. For a motorist, the approach up Quintero is



very dangerous. A vehicle stopping at any point on the slope of the street runs the risk of 
rolling backwards. Quintero also has a shortage of street parking, since much of the 
housing stock is historic and built during a time when working class families relied on the 
rail cars that frequented Sunset Blvd., so garages are scarce for older housing stock. 
Heavy construction vehicles and OVERHEAD CRANES would cause serious disruption, 
if not danger, to the residents as they attempt to navigate the treacherous grade fully 
loaded. This project will create an unsafe transportation corridor for all who live on this 
block and need access to and from their homes.

E. A Fair Argument Exists Of Potentially Significant Cumulative 
Traffic Impacts.

According to the Initial Study, the project does not reach a threshold that required 
preliminary review by the Department of Transportation for a potential traffic study.
This was additionally stated in the Letter of Determination dated November 24, 2015 
(Exh. 24) , which noted that trip generation associated with the revised Project was 
below the threshold to trigger a traffic assessment under City CEQA Guidelines. (Exh. 
35) Both documents determined there is no impact because the threshold is not met. 
Neither document, however, mentions cumulative impacts at all.

That a threshold for project analysis may not be met does not mean that no 
project-specific impacts exist. Communities for a Better Environment v. California 
Resources Agency (2002) 103 Cal.App.4th 98, 117. A cumulative impact consists of an 
impact which is created as a result of the combination of the project together with other 
projects causing related impacts. CEQA Guidelines § 15130(a)(1). Cumulative impacts 
are defined as “two or more individual effects which, when considered together, are 
considerable or which compound or increase other environmental impacts.” Guidelines § 
15355. “The cumulative impact from several projects is the change in the environment 
which results from the incremental impact of the project when added to other closely 
related past, present, and reasonably foreseeable probable future projects.” Guidelines § 
15355(b); emphasis added.

“One of the most important environmental lessons evident from past experience is 
that environmental damage often occurs incrementally from a variety of small sources. 
These sources appear insignificant, assuming dimensions only when considered in light 
of the other sources with which they interact.” Los Angeles Unified School District v. 
City of Los Angeles (1997) 58 Cal.App.4th 1019, 1025 (internal citations and quotes 
omitted).

CEQA recognizes the potential for an accumulation of small contributions to a 
problem to create a cumulative effect, and requires investigation and disclosure of the 
potential of a project to be the straw that breaks the camel’s back. Guidelines § 
15065(a)(3) (1985) 176 Cal.App.3d 421 , 431-432.
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As stated in Bakersfield Citizens for Local Control v. City of Bakersfield (2004) 
124 Cal.App.4th 1184: “Proper cumulative impacts analysis is absolutely critical to 
meaningful environmental review.” Id. at 1217. As the Supreme Court has stated, 
without proper consideration of cumulative impacts, this critical issue may be 
“submerged,” with potentially “disastrous consequences” to the environment. Bozung v. 
Local Agency Formation Com. (1975) 13 Cal.3d 263, 283-284.

The Qunitero St. Project exhibits a number of traffic-related complications. A fair 
argument exists of a potentially significant cumulative traffic impact, resulting in part 
from the exploding proliferation of other development in the Silverlake/Echo Park area - 
especially small lot subdivisions (“SLS”) and multi-family development— and in part 
resulting from the steep topography of the hillside and the dangerous suite of variances 
and deviations the applicant was allowed.

Over 2,000 individual homes were approved in more than 200 SLS developments 
between 2005 and November 2014. The map and associated table generated by the Los 
Angeles Department of City Planning clearly demonstrate that an unusual concentration 
of small lot projects exists in the communities of Echo Park, Silverlake and Venice. 
(Exhibit 29) A Los Angeles Times article from July 13, 2013 corroborates that the bulk 
of these projects are in and around the Silverlake and Echo Park neighborhoods.
(Exhibit 30) V irtually every one of these “infill developments” escape traffic analysis as 
a result of their size. Cumulative impacts analysis for most, if not all, of these projects 
has also probably never occurred.

The Applicant stated at the January 13, 2016 EAPC hearing that currently a 
housing crisis exists in Echo Park, Silver Lake and throughout the city and his Project 
contributes to the Mayor’s “goal” of providing new housing. The Mayor’s goals are not 
intended to be used to circumvent the General Plan and Los Angeles Municipal Code and 
to sacrifice public safety. But because of their cumulative effects and impacts within such 
a focused area and time frame, they must be cumulatively considered.

We have documented an astonishing amount of new development in the Echo 
Park area. Traffic engineers Kunzman and Associates generated a 2-mile radius related 
projects list for the Project (see table ExhibitlO). The experts identified at least 17,997 
dwelling units emanating from 116 total projects, single family and multi-family, that are 
of recent construction, in the planning stages, or otherwise reasonably foreseeable.

These related projects are the bare minimum and do not include the explosion of 
new and more intensified commercial uses as gentrification takes hold in this area. While 
our knowledge of many of these related residential projects has been gleaned from City 
records, there may be others of which we are not aware. The list also does not include 
related non-residential projects, office and retail, which would further highlight the fair 
argument that there may be significant, unmitigable cumulative traffic, parking and 
pedestrian safety impacts that must be, but have not been, analyzed as part of this Project
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application.

As noted in the attached correspondence (Exhibit 10) from William Kunzman, 
Principal at Kunzman and Associates, a consulting traffic engineer with over 40 years’ 
experience, this extraordinary level of rigorous urban infill development within the 
general vicinity of the proposed Project could have a potentially significant cumulative 
circulation impact on:

• Level of Service (LOS) impacts at signalized intersections

• LOS impacts on Caltrans facilities: 1-5, SR-101, and SR-2 Freeways; freeway 
ramp terminals

• Traffic operational and safety considerations at unsignalized intersections

• LOS impacts at Congestion Management Program (CMP) monitoring 
intersections and/or on CMP facilities

• Addition of vehicular traffic on local streets and during Dodger games

• Increased potential conflicts between vehicular and pedestrian/bicycle traffic

A multitude of new projects are underway in the Silverlake/Echo Park area and in the 
immediate vicinity of the Project, as well as several other nearby projects in the planning 
stages or reasonably foreseeable. Citizens Assn, for Sensible Development of Bishop 
Area v. County of Inyo (1985) 172 Cal.App.3d 151, made it clear that consideration must 
reach beyond those projects currently under environmental review: “Related projects 
currently under environmental review unequivocally qualify as probable future projects 
to be considered in a cumulative analysis. [Citation.] In addition, even projects 
anticipated beyond the near future should be analyzed for their cumulative effect.” Id. at 
168, citing Bozung v. Local Area Formation Com. (1975) 13 Cal.3d at 284.

“A cumulative impact analysis which understates information concerning the severity and 
significance of cumulative impacts impedes meaningful public discussion and skews the 
decision maker’s perspective concerning the environmental consequences of the project, 
the necessity for mitigation measures, and the appropriateness of project approval.” 
Citizens to Preserve the Ojai v. County of Ventura (1985) 176 Cal.App.3d 421, 431.2 
Accordingly, as Kunzman and Associates found, use of an MND is improper. At a 
minimum, an EIR is required.

F. Dodger Traffic Complications

The applicant fails to admit that the project is located only a couple hundred feet from the
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dedicated Dodger Shuttle Bus lane, which is closed to regular traffic many evenings. In 
fact, residents will have to “illegally” access and cross the DODGER BUS-ONLY lane 
during 81 game days to access their homes.

The issue of Dodger traffic and a plan for addressing resident access to and from 
driveways and turn lanes must be addressed in an EIR. Dodger traffic already renders 
Sunset Blvd. a LOS F for hours on game days. Quintero is not a signalized street, and no 
traffic control officers are stationed on it during game days. The stopped traffic on 
Sunset Blvd. fully blocks street access. Many Dodger fans use Quintero street as a “free” 
parking alternative to the $20 lot. Each game night, for hours, caravans of fans scour the 
streets, up and down, searching for a free spot. (Exhibit 31) While the success rate may 
be low, the real losers are the neighbors living on Quintero who must navigate through 
the circulating swarm of cars going up and down. The additional traffic and pedestrian 
activity on Quintero surrounding games cannot be ignored, there is a heightened safety 
risk as pedestrians and cars circulate and congregate. Driveway egress safety is a key 
factor in NOT adding to the chaos of Dodger game activities. The public safety issues 
are too great for the City to remain silent when clearly a precarious set of safety factors 
warrant a written safety plan by which the developer must comply and demonstrate that 
the line of sight is clear and unobstructed and that ample reservoir space is provided as 
cars pass in the driveway, which is also sloped.
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G. INFRASTRUCTURE MONITORING

The Project puts additional stress on public infrastructure that is 
already at its maximum capacity.

This Project also puts additional cumulative stress on infrastructure: Adding 12 toilets 
where there were formerly 2; adding 8 baths where there were two; adding 4 living rooms 
and 8 bedrooms each with their own television, computer and lighting, to replace one 
modest single family home. There will be 8 kitchens, each with Refrigerator,
Microwave, Sink, dishwasher and 4 washers and dryers. The intensity of use of energy 
and infrastructure resources will easily be 8 times that of the former single family use.

None of the above would be a problem if the City of Los Angeles had obeyed the General 
Plan mandates for infrastructure monitoring and upgrades as outlined in the Framework 
Element 3.3.2:

’’Policies 3.3.2... contained in the General Plan Framework represent measures 
that would serve to lessen impacts relative to fire/EMS. Policy 3.3.2 directs 
monitoring of infrastructure and public service capacities to determine need 
within each CPA (community plan area) for improvements based upon planning 
standards. This policy also directs determinations of the level of growth that 
should correlate with the level of capital, facility, or service improvement that are



necessary to accommodate that level of growth. In addition, the policy directs the 
establishment of programs for infrastructure and public service improvements to 
accommodate development in areas the General Plan Framework targets for 
growth. Lastly, the policy requires that type, amount, and location of development 
be correlated with the provision of adequate supporting infrastructure and 
services.” (as originally adopted on December 11, 1996 and re-adopted on 
August 8, 2001 as CPC 94-0354 GPF CF 95-2259 CF 01-1162).
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The City has notoriously deferred maintenance of the City’s infrastructure in violation of 
the development monitoring requirement. Further infill in areas already unequipped to 
support the current levels of need violates mitigation policy 3.3.2 of the Framework 
Element outlined above. This law requires the City to monitor population, development, 
infrastructure and service capacities annually within each community plan area and 
regulate the type, location and timing of development when there remains inadequate 
public infrastructure or service to support land use development. The City failed to 
monitor the infrastructure for nearly a decade, even while it encouraged unfettered 
growth from development projects. This results in inadequate utility services, 
deteriorating roads and bridges, lagging fire and police response times, etc. In fact, trial 
court Judge Goodman mandated that “continuous monitoring of development activity is 
required” to provide for safety. Fix the City v. City of Los Angeles (2012).

Echo Park/Silverlake has not escaped the aftermath of deferred maintenance and cuts to 
emergency personnel. We are attaching here a letter (Exhibit 32) from Councilman 
Mitch O’Farrell in whose district this project is situated. The tone and urgency of this 
letter speak for itself. Councilman O’Farrell is begging for more resources for the 
Silverlake and Echo Park area for which Emergency Response Times are regularly above 
the 300 second minimum national standard. This location in the hillside area of Echo 
Park is precisely what the Councilman is concerned about in his letter. THERE HAS 
BEEN NO IMPROVEMENT since the date of this letter. Station 20 is still down the 
same number of personnel and an Engine and response times are far longer than national 
average (exhibit 38).

Similarly, basic services to utilities have suffered throughout the Echo Park and 
Silverlake area. Pipes are constantly breaking, power lines are falling, roads are 
crumbling and sidewalks are unusable. The Eastsider blog has documented many of 
these events as shown in (Exhibit 33). Sadly, this is the state of the infrastructure in our 
area, yet development projects move forward at lightening speed with no corollary 
upgrades to the services in the trendiest neighborhood where infill is most concentrated. 
The attached map from the City Planning Department clearly shows where small lot 
projects are concentrated; Echo Park and Silverlake. This is also the area with the highest 
concentration of powerline failures, water main failures, tree disease, and crumbled 
sidewalks. The documents show a direct relationship between the concentration of small 
project approvals and infrastructure failures.
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The City has failed in its role as steward of developer impact fees. Controller Ron 
Galperin’s recent audit found that fees collected from developers for infrastructure 
upgrades had been inconsistent, and in some cases, never charged. (Exhibit 34) The City 
again asks its most densely populated area to shoulder the burden of relentless 
incremental stress on basic infrastructure, when it can’t be trusted to invest back into the 
communities it ravages with overdevelopment. This Project is one more straw on the 
camel’s back, incrementally chipping away at public safety, degrading neighborhoods 
with super-sized projects one small lot at a time. It has been clearly demonstrated by the 
evidence that the City cannot make the commitment to upgrading of basic infrastructure. Due to 
this failure, all development projects small and large play and incremental part in compromising 
public safety. To act responsibly, in the interest of public safety, building controls must be put in 
place until the necessary upgrades are online. Echo Park isn’t getting the additional Engine it 
needs at Station 20, but it is getting 46 new building projects, including this one.

This Project must be put on hold until a site specific evaluation of infrastructure capacity can be 
made. We are convinced that the addition of this project, and the dozens of other current infill 
projects, to the Echo Park area will have detrimental ripple effects that cause significant impacts 
ultimately contributing to system failure.

V. OTHER ERRORS/OMISSIONS IN THE DISCUSSION

A. The Decision States No Solar Report has been Done

The Decision requires “that a solar access report shall be submitted to the satisfaction of 
the Advisory Agency prior to obtaining a grading permit.” However, the Map Act 
requires that a solar report be done prior to approval of the tentative map.

Due to the monolithic nature of The Project, It will cast shadow on 1330 Quintero for 
periods over three hours during the Winter solstice. (**INSERT CODE HERE) 
Furthermore, the amount of shadow that The Project will cast, will deprive the existing 
vegetation in the back yard of enough sunlight to survive. Currently at risk are numerous 
mature native trees and fruit trees.

An architectural sun path model (Exhibit 9) shows in detail the impacts that The 
Project will have on it’s adjoining neighbors.

Low Impact Development Ordinance: There is no diagram, schematic or location of catch 
basins or other filtration equipment. There is no mention of how the future owners will 
maintain such filtration equipment and no mention of any oversight by the city with 
regard to this equipment. We have particular concerns with a growing threat from Tiger 
mosquitos carrying lethal diseases, yet we have no information on how this catch basin 
full of standing water will be maintained. This is a serious PUBLIC HEALTH 
CONCERN as these filtration systems are being installed on projects throughout the City 
with no monitoring agency overseeing their installation or maintenance. This project,



and all new projects, should be conditioned with filtration duties defined and passed 
through to the maintenance organization.

Please refer to Joyce Dillard’s letter in the case file (Exhibit____) where she makes more
elaborate arguments concerning mandated programs for flood control, runoff and the LID 
ordinance, pointing out that these are State requirements that the City has failed to 
implement.

The Provision for Common Maintenance Should Include Retaining Walls 
and Fences

The provision requiring all owners in the subdivision to become party to a Community 
Maintenance Agreement to maintain all common areas lists trees, landscaping, trash, 
parking, community driveway, walkways, private fire hydrant, but fails to include 
retaining walls or fences. Especially given the concerns raised by the grading of the site, 
this Community Maintenance Agreement should expressly include maintenance of 
retaining walls and fences, and should be amended accordingly.

VI. CONCLUSION.

The MND is seriously deficient and does not comply with CEQA. Meaningful 
environmental concerns are papered over or ignored; vague and general mitigation 
measures are assumed, without facts or real analysis, to sufficiently overcome significant 
negative environmental effects; “facts” are repeatedly asserted for which the record 
contains no evidence; and numerous obligations imposed by CEQA are not met.

Moreover, the findings of the DAA, sustained by the EAPC, were contingent on 
unknown revisions to the front yard setbacks and open-to-the-sky driveway requirements, 
both variables would affect the buildings' siting and footprint. The EAPC approved a 
project that had no specific building details, only plans and renderings of what the 
applicant hoped to build "if everything went his way. The permit record on file at 
LADBS (Exhibit 39) suggests that everything has not gone his way. There have been 
denials, revisions and two appeals. In short, the EAPC approved a pie-in-the-sky project 
that had no finite project definitions. Therefore the findings promulgated by the DAA 
and adopted by the EAPC were based on some other imaginary project that is not the 
project in the pipeline at this point in time. The building permit record clearly 
demonstrates this. Improper findings are unsupportable and the project must go back to 
the DAA and begin the process again in order to properly review the "real" project the 
developer intends to build.

Environmental letters have been entered into the record, authored by experts in their 
respective fields, which demonstrate controversies exist between the reported findings in 
the letter of determination and the professional analyses of outside consultants. This 
controversy among experts is, on its own, sufficient to require the preparation of an EIR. 
Under CEQA, and according to the ruling in Berkeley Hillside Preservation v. City of
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Berkeley, A131254 (First Appellate District, February 15, 2012) the court found that the 
existence of differing expert opinions was alone sufficient to meet the fair argument 
exception and trigger an EIR.

The City must be asked to recirculate the MND or perform an EIR to address the multiple 
problems present within the environmental document. The project, by the Department of 
Planning’s own admission, does not have a stable and finite project description. The 
Project cannot change mid-way or contain wildly varying design contingencies, pushed 
forward to the discretion future decision-makers in other agencies, such as an unknown 
driveway dimension and unknown front yard setback.

The Department has conditioned the approval of the Map upon future unknown revisions 
that will be added by members of other City agencies that are out of the Department of 
Planning’s control. Therefore, the project that will be approved in the future is 
guaranteed to NOT be the same as the project that existed during the public review 
process. The jurisprudence couldn’t be clearer on this issue; CEQA requires a consistent 
project for the duration of the environmental analysis.

Based on the foregoing and prior objections in the record, we respectfully request that the 
City Council grant the appeal and reject the Project approvals and entitlements as they are 
currently formulated.
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Sabrina D. Venskus (SBN 219513)
Elise Cossart-Daly (SBN 299024) 
VENSKUS & ASSOCIATES, P.C.
603 W. Ojai Avenue, Suite F 
Ojai, CA 93023 
Telephone: (213) 482-4200 
Facsimile: (213) 482-4246

Attorneys for Petitioners,
LUCILLE SAUNDERS and 
LABREA-WILLOUGHBY COALITION

SUPERIOR COURT OF THE STATE OF CALIFORNIA 
FOR THE COUNTY OF LOS ANGELES

LUCILLE SAUNDERS, an individual; and 
LABREA-WILLOUGHBY COALITION,

Petitioners,
vs.

CITY OF LOS ANGELES, et al.; 

Respondents.

JACOB COHAN, an individual; DETROIT 
VENTURES, LLC., a California Business 
Entity; and DOES 1-20,

Real Parties in Interest.

) CASE NO.: BS154147
)
)
) NOTICE OF ENTRY OF JUDGMENT
)
)
) Judge: Hon. James C. Chalfant 
) Department: 85 
) Action Filed: February 13, 2015 
)
)
)
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)
)
)

)

)

)
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\

TO ALL PARTIES AND THEIR ATTORNEYS OF RECORD:

PLEASE TAKE NOTICE that the Court has entered judgment in Case Number 

BS154147, Saunders, el al. v. City of Los Angeles, el a/. The Court’s final judgment and order, 

dated April 28, 2016, is attached to this notice of entry as Attachment A.

Dated: May 5, 2016 Respectfully Submitted,
Venskus & Associates, A.P.C.

Sasrina/Venskus 
Elise Cossart-Daly
Attorneys for Petitioners
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ORDINAL
FILED

Superior Cour of California 
County of Los Angeles

APR 28 2016
Sherri B. Carter, Erapytive Officer/Clerk
Bv /Tlz/yiAq $ Deputy

Michael Rivera

SUPERIOR COURT OF THE STATE OF CALIFORNIA

FOR THE COUNTY OF LOS ANGELES

LUCILLE SAUNDERS, an individual; and ) 
LABREA-WILLOUGHBY COALITION, )

)
Petitioners, )

vs. )
)

CITY OF LOS ANGELES, a municipal ) 
corporation; the ADVISORY AGENCY of \ 
the City of Los Angeles; the LOS ANGELES { 
CENTRAL AREA PLANNING >
COMMISSION of the City of Los Angeles; ) 
JAE KIM, an individual acting on behalf of the) 
City of Los Angeles, ^

____________ Respondents.________________j

JACOB COHAN, and individual; DETROIT \ 
VENTURES, LLC., a California Business ' 
Entity; and DOES 1-20. )

)
Real Parties in Interest. )

Case No.: BS154147

Assigned to the Hon. James C. Chalfant 
Dept.: 85

■fPROPQSEDf JUDGMENT GRANTING 
PETITION FOR WRIT OF MANDATE 
AND DECLARATORY AND 
INJUNCTIVE RELIEF

PETITION FILED: FEBRUARY 13, 2015 
TRIAL DATE: March 22, 2016

[pi?nrmrr>] judgment granting petition for writ of mandate and declaratory and injunctive relief
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The trial on this matter came before this Court for hearing on March 22, 2016, at 1:30 pm in 

Department 85, the Honorable James C. Chalfant presiding. Sabrina Venskus and Elise Cossart- 

Daly of Venskus & Associates, A.P.C., appeared as counsel for Petitioners; Amy Brothers of 

the Office of the City Attorney for the City of Los Angeles appeared as counsel for Respondents 

City of Los Angeles, et al.; and Lisa Weinberg of Gaines & Stacey, LLP, appeared as counsel 

for Real Parties in Interest Jacob Cohan and Detroit Ventures, LLC.

During the course of the trial, the Court heard arguments of counsel. Having considered 

all briefs, pleadings, motions, evidence, and arguments submitted by the parties, the Court 

adopted its Tentative Decision as modified at oral argument on March 22, 2016.

IT IS HEREBY ADJUDGED, ORDERED AND DECREED THAT:

1. Judgment shall be entered in favor of Petitioners in this proceeding.

2. A peremptory writ of mandate directed to Respondents issue under seal of this Court, 

commanding Respondent City of Los Angeles to set aside the "deemed approved" decisions of 

the Central Area Planning Commission and the City Council for the tentative tract map for a 

small lot subdivision development project located at 7158 West Willoughby Avenue, 

Hollywood, California 90046 (“the Project”) and commanding the Central Area Planning 

Commission to hear and determine Petitioners’ appeal of the Advisory Agency's Determination 

on the Project.

3. The Court DECLARES that Respondents violated Petitioners' right to due process when 

they:

a. Deemed denied Petitioners' appeal to the Central Area Planning Commission 

despite never having held a hearing; and

b. Deemed denied Petitioners' appeal to the City Council despite never having held 

a hearing.

4. The Court DECLARES that sections 17.06(A)(4) and (A)(5) of the Los Angeles 

Municipal Code irreconcilably conflict with the Subdivision Map Act, codified in California 

Government Code section 66452.5(d). California Government Code section 66452.5(d) 

provides an aggrieved party, who is not the subdivider or the tenant, the right to appeal a

-jfiROTOflfiD] JUDGMENT GRANTING PETITION FOR WRIT OF MANDATE AND DECLARATORY AND INJUNCTIVE RELIEF
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tentative map decision to the City Council and have that appeal heard and decided. It does not

Angeles Municipal Code include provisions that allow the City to deem denied an aggrieved 

party’s appeal if the City fails to act on the appeal within 30 days of the filing of the appeal.

5. The Court ORDERS that Respondent and Real Parties in Interest, and any and all of 

their assigns, agents, contractors, employees, owners, directors, partners, or any other person

or-te develop or alter the Project-site in any way-unless and until lawful land use approvals are 

obtained from Respondent City of Los Angeles.

6. As the prevailing parties, petitioners are entitled to recover costs in the amount of

$__________________ .

7. The Court shall, upon noticed motion pursuant to Rule 3.1702 of the California Rules of 

Court, separately determine any claim by petitioners for recovery of attorneys’ fees.

8. This Court retains jurisdiction to oversee the compliance with this Judgment and the 

Peremptory Writ of Mandate issued.

9. Respondent City of Los Angeles shall file and serve a Return to the Peremptory Writ of 

Mandate within 120 days of the date of the writ's issuance, which Return shall state precisely 

what Respondent has done to comply with the Writ. Any objections to the Return shall be filed

not later than the thirtieth Hav after the cervire of the Return

or '&£\Je\op
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PROOF OF SERVICE

I am employed in the County of Ventura, State of California. I am over the age of 18 and not a party 

to this action. My business address is: Venskus & Associates, P.C., 603 West Ojai Avenue, Suite F Ojai, CA 

93023. On May 5, 2016 I served the following documents:

NOTICE OF ENTRY OF JUDGMENT

on the interested party/parties below addressed as follows:

Ernesto Velazquez, Deputy City Attorney
City of Los Angeles
200 North Main St., 1th Floor
Los Angeles, CA 90012
Ernesto.velazquez@lacity.org
213-978-8214 (fax)

Gaines & Stacey LLP 
Lisa Weinberg
16633 Ventura Blvd., Suite 1220 
Encino, CA 91436 
lweinbere@uaineslaw.com 
818-933-0222 (fax)

/ X / (BY MAIL) I placed the envelope for collection and mailing on the date shown above, at this
office, in Ojai, California, following our ordinary business practices. I am readily familiar with 
this office's practice of collecting and processing correspondence for mailing. On the same day 
that the correspondence is placed for collection and mailing, it is deposited in the ordinary 
course of business with the U.S. Postal Service in a sealed envelope with postage fully prepaid.

/ / (BY FACSIMILE) 1 telecopied a copy of said document/s to the addressees at the following
number as indicated above. The transmission was reported as complete and without error. The 
transmission report was properly issued by the transmitting facsimile machine.

/ / (BY OVERNIGHT DELIVERY) I enclosed the documents in an envelope or package provided
by an overnight delivery carrier and addressed to the persons at the addresses indicated above. I 
placed the envelope or package for collection and overnight delivery at an office or a regularly 
utilized drop box of the overnight delivery carrier.

/ / (BY PERSONAL SERVICE) I delivered such envelope by hand to offices of addressee(s).

/ X / (BY ELECTRONIC TRANSMISSION) I electronically mailed a copy of said document/s to the
addressees at the email address as indicated further below, per agreement between the parties.

I declare under penalty of perjury under the laws of the State of California that the above is true and correct 

and that I am employed in the office of a member of the bar of this court at whose direction the service was 

made.

Executed on May 5, 2016 in Ojai, California,

Alena Spino

1
PROOF OF SERVICE

mailto:Ernesto.velazquez@lacity.org
mailto:lweinbere@uaineslaw.com
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Chapter II!

LAND USE POLICIES AND PROGRAMS

Re s id e n t ia I

Chapter III of the Plan Text contains land use planning goals, objectives, 
policies and programs. Organized by land use category this section is 
divided into residential, commercial and industnal land use and public and 
institutional service system categories The Planning Department is 
responsible for the goals, objectives, policies, initiation and direct 
implementation of the programs contained in Chapter III.

Enhancing quality of life and preserving neighborhood character are 
priorities of the Plan, based on input from community stakeholders. As 
one of the City's oldest areas, its neighborhoods- Silver Lake, Echo Park 
and Elysian Valley-have grown up with the city and reflect its history, 
culture, diversity and architectural legacy. As a result, the Plan 
incorporates goals, objectives, programs and policies that preserve the 
unique identity and character of its distinct neighborhoods. The goals are 
aimed at ensuring that the Plan area remains a source of housing for 
people of all economic levels-giving all income levels access to 
Downtown and employment centers-and promoting and enhancing its 
strong sense of community and identity. An important segment and 
ingredient of this sense of community identity is the area's thriving 
creative and artistic community and enclaves which greatly lend to the 
area’s distinctive character and its desirability.

Design guidelines can be used to implement many of the Plan area's 
residential goals, including guidelines for infill development on hillsides 
whose often substandard streets pose a challenge for parking and 
circulation. Generally, to preserve the character of existing 
neighborhoods, guidelines are intended to encourage development that 
conforms to the prevailing scale and massing and retains densities that 
bring a particular level of functionality and urban character to the Plan 
area's neighborhoods. New multiple family residences, especially those 
that are found in neighborhoods where single and multiple family 
residences are mixed, should be sensitive to the topography and the 
constraints of hillside streets and complement the prevailing scale, 
character and represented architectural styles. Where appropriate and 
possible, traditional courtyard-style, multiple family housing developments 
that incorporate open space, provide a friendly environment for 
pedestrians, and de-emphasize in their design vehicular access and 
parking are encouraged.

The Plan designates residential land use densities as indicated in Table 
I. The table depicts the reasonable expected population and dwelling unit 
count for the year 2010, using the mid-point of the range for the dwelling 
units per net acre category. The midpoint represents a reasonable factor 
to use, as new development within each land use category is not likely to 
occur at one or the other extremes of the range but rather throughoutthe 
entire range.
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Plan Population and Dw el I ing Unit Capac it y

Day el 1 ing

Unit s Per Pe r s o n s

Re sidential Ne t Ac r e Number o f Pe r Re asonabl e

La n cl Us e Midpoint Dev el 1 ing Dw el 1 ing Ex pe cted

Ca tegory (Ra ng e) Unit s Ne t Ac res Unit Po pu 1 a t io n

(2010)
Low 6.5

(4+ TO 9) 4,198.86 645.978 3.03 12,722.55

Low 13.5 625.695

Me dium I (9+ t o 18) 8,446.88 3.07 25,931.92

Low 23.5 509.401

Medium il (18-t-TO 29) 11,970.92 3.07 36,750.72

Me dium 42 151.685

(20+ TO 55) 6,370.77 3.06 19,494.56

TOTALS 30,987.43 1,932.759 94,899.75 s
•This number does not include the number of dwelling units expected to be developed in commercial areas. When 
counting the number of dwelling units forecasted to be developed in commercial areas, the reasonable expected 
population is estimated to be 95,258.

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

Objective 1-1 Achieve and maintain a housing supply sufficient to meet the diverse
economic and socioeconomic needs of current and projected population 
to the year 2010.

Policies

1-1.1 Maintain an adequate supply and distribution of multiple family, 
low income and special needs housing opportunities in the 
Community Plan Area.

Program: The Plan Map identifies specific areas where multiple 
family residential development is permitted.

Program: Encourage use of Los Angeles Housing Department 
(LAHD) housing development programs which provide financing 
for the construction of new and the acquisition and rehabilitation 
of existing multiple family housing. Programs also offer loans for 
the rehabilitation of multiple family apartments occupied by low- 
income families in partnership with housing developers,

Vaficy Comrmmity PUnSitvwUke^dw
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community housing development organizations and existing 
property owners.

1-1.2 Improve the quality of existing single family and multiple family 
housing throughout the Plan Area

Program: Promote the rehabilitation of existing housing stock 
over demolition.

Program: Assist the LAHD in identifying low income areas, 
particularly in Echo Park, where funds can be allocated to make 
existing housing compliant with minimum health and safety 
standards.

Program: Promote use among Plan area residents of the 
LAHD's single family housing rehabilitation loan program, the 
Handyworker program and home ownership assistance programs 
to encourage maintenance, repair, rehabilitation and home 
ownership among eligible low-and moderate-income 
homeowners and residents in the area.

Program: Encourage developers of new residential multiple 
family development to reserve 15% of new rental and 
condominium units for very low to moderate-income households. 
Affordable rent levels are those that do not exceed 30% of 50% 
to 120% of area median income.

1-1.3 Protect existing singlefamily residential neighborhoods from new 
out-of-scaie development.

Program: In Chapter V, Urban Design guidelines encourage in till 
residential development that complements existing scale, 
massing, setbacks and character and is compatible with 
architectural styles in stable single family neighborhoods.

Program: Adhere to existing zoning which buffers single family 
residential areas from higher density multiple family areas with 
transitional low medium multiple family residential zones, retain 
the height limitations in residential areas and concentrate new 
development in designated Mixed Use Boulevards.

Program: Designate portions of Temple Street, Sunset
Boulevard and Fountain and Hyperion Avenues as Mixed Use 
Boulevards to encourage an increase in the housing supply and 
preserve single family neighborhoods (see Figures 1 and 3).

Program: Stabilize neighborhoods in lower-income areas by 
increasing home ownership through the use of LAHD home 
ownership assistance programs for low- and moderate-income 
residents.
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1-1.4 Encourage new infill residential development that complements 
existing development and architectural style.

Program: Design Guidelines and Standards for residential 
development are included in Chapter V, the Urban Design 
Chapter of the Community Plan

1-1.5 Protect existing stable single family and low-density multiple 
family residential neighborhoods from encroachment by higher 
density residential and other incompatible uses.

Program: The Plan Map identifies lands where only single family 
residential developmentis permitted; it protectsthese areas from 
encroachment by designating, where appropriate, transitional 
residential densities which serve as buffers.

1-1.6 Promote the preservation of existing single and multiple family 
neighborhoods.

Program: The Community Plan establishes residential land use 
categories and makes an appropriate designation for each 
neighborhood in the Community Pian Area. All zone changes, 
subdivisions, parcel maps, variances, conditional uses, specific 
plans, community and neighborhood revitalization programs for 
residential projects shall be consistent with Community Plan land 
use designations.

Program: Promote use of the Homeowner's Encouragement 
Loan Program (HELP), administered by the City's Housing 
Department, which provides rehabilitation loans to owners of 
small residential buildings (one to four units) to correct code 
violations.

Program: Promote use of the Neighborhood Preservation
Program, administered by the City’s Housing Department which 
provides rehabilitation loans to owners of residential buildings of 
five or more units that are occupied by low-to moderate-income 
households.

Program: Promote use of the Neighborhood Recovery Program, 
administered by the City’s Housing Department, which identifies 
programs and organizes City Services including rehabilitation 
loans and home ownership programs.

Program: Seek Targeted Neighborhood Initiative (TNI) hinds, a 
grant program initiated by the Mayor’s Office and administered by 
the various City departments (often the City's Departments of 
Housing and Community Development and the Community 
RedevelopmentAgency), to support housing rehabilitation, home 
ownership, public improvements and economic development.
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Objective 1-2

1-1.7 Promote the unique quality and functionality of the Community 
Plan Area’s mixed single and multiple family residential 
neighborhoods by encouraging infill development that continues 
to offer a variety of housing opportunities that capitalize on the 
eclectic character and architectural styles of existing 
development

Program: Enforce design guidelines and standards for
residential development that are included in the Urban Design 
Chapter of the Community Plan.

Reduce automobile trips in residential areas by locating new housing in 
areas offering proximity to goods, services and facilities.

Policies

1-2.1 Locate higher residential densities near commercial centers and 
major bus routes where public service facilities, utilities and 
topography will accommodate this development.

Program: Maintain and continue the implementation of the City’s 
Land Use/Transportation policy.

Program: The Plan concentrates higher residential densities 
near transit corridors and in mixed-use areas (see policy 1-2.2).

Program: Re-zone Temple Streetfrom Benton Way to Robinson 
Street to the RAS 3 zone to promote mixed-use development 
along a major bus route.

1-2.2 Encourage multiple family residential development in 
commercially zoned areas in designated Neighborhood Districts 
and Community Centers and along Mixed Use Boulevards (see 
Figure 1) and, where appropriate, provide floor area bonuses as 
an incentive to encourage mixed-use development in those 
areas.

Program: Encourage development in the designated
Neighborhood District on Glendale Boulevard from south of 
Fletcher Dr. to Deane St (Silver Lake/Gfendale Boulevard 
Neighborhood District; see Figures 1 and 2).

Neighborhood Districts, activity centers that serve a surrounding 
residential population of 15,000-20,000 people, should be 
composed of commercial (offering a mix of neighborhood 
supporting retail and services), small professional office, small 
cultural facilities and residential units. In designated 
Neighborhood Districts, mixed-use development incorporating 
ground floor commercial and above ground residential uses are 
encouraged and permitted by-rightwithin existing permitted Floor

SHver Uifce-tcho farfc-ffytiafl Valky Community flan
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Area Ratios, Joint live/work units are encouraged when scale 
and uses are complementary to surrounding development.

Program: Encourage zone changes or other appropriate 
discretionary actions to allow increased FAR levels in the 
following areas (see Figures 1, 2 and §J :

• Alvarado Street/Sunset Boulevard Community Center-1.5:1 
FAR for commercial only structures in the Community Center 
and a maximum 3:1 FAR for mixed- use development, with 
appropriate discretionary approval, on Alvarado Street from 
Sunset Boulevard to Temple Street.

Community Centers, activity centers that serve a surrounding 
residential population of 25,000-100,000 people, should 
comprise community-supporting retail and services and office 
commercial, residential units, entertainment uses and larger 
cultural facilities and public facilities. Mixed-use development 
is encouraged in all Community Centers. As noted above, a 
mixed-use FAR bonus is offered in specific Community 
Centers to provide incentive for development that 
incorporates both uses, commercial on the ground floor with 
residential uses above.

Program: Encourage mixed-use development and permit mixed- 
use FAR bonuses on designated Mixed Use Boulevards to 
provide incentives for developments that incorporate ground floor 
commercial and above ground residential uses (see Figures 1, 2 
and 5) as follows:

• Sunset Boulevard - from the Pasadena Freeway to Fountain 
Avenue with a 1.5:1 commercial and mixed-use FAR, except 
specific segments as listed in Policy 2-4.3, and shown in 
Figure 5, where a maximum 1.5:1 commercial and 3:1 mixed- 
use FAR would be permitted, with appropriate discretionary 
approval.

• Temple Street - from Glendale Boulevard to Silver Lake 
Boulevard with a 1.5:1 commercial FAR and a 3:1 mixed-use 
FAR, with appropriate discretionary approval.

• Fountain and Hyperion Avenues from Sunset Boulevard to 
Rowena Avenue with a 1.5:1 commercial and mixed-use 
FAR. Mixed-use projects that incorporate public open space 
and/or community amenities or facilities (defined in Policy 2 
1.1), will receive an FAR bonus equal to the square footage 
dedicated to these uses, with appropriate discretionary 
approval. V
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Program: Re-zone Temple Streetfrom Benton Way to Robinson 
Street to the RAS 3 zone to promote mixed-use development 
along a major bus route
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Objective 1-3 Preserve and enhance the varied and distinct character and integrity of 
existing single and multiple family neighborhoods.

Policies

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

Program: Chapter V of this Plan, Urban Design, includes design 
guidelines for residential development to help implement this 
policy.

Program: Prepare a historic resource survey or other necessary 
studies to establish a Historic Preservation Overlay Zone or other 
Supplemental Use District, as appropriate, to protect the 
neighborhood character and period architecture of the area 
generally bounded by Douglas Street, Elysian Park, the 5 
Freeway, the Glendale Freeway, Glendale Boulevard, Berkeley 
Avenue, Benton Way and Temple Street.

Program: The Plan recommends that Echo Park Lake and all 
park facilities be afforded special attention in the context of the 
above-proposed Supplemental Use District to identity and 
institute measures that ensure development around the park 
preserves park facilities and viewsheds of the lake and from the 
lake to downtown and conserves this defining neighborhood 
amenity.

Program: The Plan advocates the preservation of the existing 
public staircases as community amenities, recreational resources 
and public rights-of-way that lend to the unique character and 
history of the Plan area.

Program: The Plan advocates the preservation of stable single 
and multiple family residential areas. Design guidelines and 
standards ■will encourage compatibility in building siting, massing 
and design.

1-3.2 Preserve existing views in hillside areas.

Program: Strictly interpret and implement the adopted Citywide 
Hillside Ordinance to limit heights of buildings, residential both 
new construction and additions.

Program: Require decision-makers to condition new
development adjacent to or in the viewshed of Elysian Park, the 
Los Angeles River, Echo Park Lake and the Silver Lake 
Reservoir to protect views from public lands and roadways, when 
discretionary actions are required.
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Program: Where appropriate; encourage the "cluster concept" 
as the preferred method of residential development in hillside 
areas to minimize grading and its associated disturbances on the 
natural environment.

Program: Decision-makers are discouraged from approving 
variances to the Hillside Ordinance, the Big House Ordinance, 
code provisions or other governing standards that regulate 
height, yards, setbacks or other requirements that determine the 
height, bulk and massing of infill residential development and 
additions on hillsides.

1-3.3 Consider factors such as neighborhood character and identity, 
compatibility of land uses, impacts on services and public 
facilities and impacts on traffic levels when changes in residential 
densities are proposed.

Program: The decision-maker should adopt a finding which 
addresses these factors as part of any decision relating to 
changes in planned residential densities.

Objective 1-4 Promote and ensure the provision of adequate housing for all persons,
including special needs populations, regardless of income, age or ethnic 
background.

Policies

1-4.1 Promote greater individual choice in type, quality, price and 
location of housing.

Program: The Plan promotes greater individual choice through 
its allocation of lands for a variety of residential densities.

1-4.2 Promote mixed-use housing projects in pedestrian-oriented areas 
and designated Mixed Use Boulevards, Neighborhood Districts 
and Community Centers to increase supply and maintain 
affordability (see Figures 1,2, and 3).

Program: Maintain and continue the implementation ofthe City's 
adopted Land Use/Transportation Policy-

Program; Floor area bonuses for mixed-use projects are applied 
as appropriate (as identified in Policy 2-4.3) to encourage mixed- 
use in Neighborhood Districts, Community Centers and Mixed 
Use Boulevards (see Figures 1,2 and 5).

Program: The Plan specifically identifies the following areas in 
which development of joint live/work buildings and units is 
particularly encouraged, including commercial areas identified as 
Mixed Use Boulevards, Community Centers and Neighborhood

SilverUte-tcho rarinfhniaa Vdtey Community Pl*n
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Districts (see Figures 1 and 2)

• Sunset Boulevard from the Pasadena Freeway to Fountain 
Avenue.

• Echo Park Avenue south of Morton Street to Sunset 
Boulevard and north ofMorton Street on commercially zoned 
properties or where deemed appropriate

• The Glendale/Silver Lake Boulevards Neighborhood District.
• Glendale Boulevard north of Sunset Boulevard to the 

Glendale Freeway Terminus (also recommended as a 
Commercial and Artcraft Overlay District).

• The Alvarado Street/Sunset Boulevard Community Center, 
encompassing Alvarado Street from Temple Street to 
Montana Street and Sunset Boulevard from Echo Park 
Avenue to Waterloo Street.

• The south side of Rowena Avenue from Glendale Boulevard 
to Hyperion Avenue.

• The industrial land abutting the Los Angeles River (see 
industrial policy section for more detail).

Program: Re-zone Temple Streetfrom Benton Way to Robinson
Street to the RAS 3 zone to promote mixed-use development
along a major bus route.

firii-fly*i«i Vaflcy Community ftin

111-11
Silver



Figure 2

Centers

Proposed Glendale BoulevardCornmercial and Artcraft Overlay District

Elysian Valley Industrial Area

Mixed Use Boulevard

Commercial Lots on Echo Park Avenue

-A

Silver Lake/Echo Park/Elysian Valley Community Plan Update
IDENTIFIED LIVE/WORK & MIXED-USE AREAS
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1-4.3 Ensure that new housing developments minimize displacement 
of low-income residents.

Program: The decisron-maker is encouraged to make findings 
that show how the goals of this Plan are promoted if approving 
any new housing project that potentially displaces existing 
residents and conditions approval on the relocation of displaced 
low-income residents.

1-4.4 Increase home ownership options by providing opportunities for 
development of townhouses, condominiums and similar types of 
housing.

Program: Encourage a diversity of housing types including 
condominium units be built in addition to rental units in areas 
designated for Low Medium Residential land use.

Objective 1-5 Preserve and enhance neighborhoods with distinctive and significant
historic or architectural character.

Policies

1-5.1 Protect and enhance the historic and architectural legacy of the 
Plan area’s neighborhoods.

Program: The Plan Map identifies theAngelino Heights Historic 
Preservation Overlay Zone which protects a significant Victorian- 
era housing collection and representations of other historically 
significant architectural styles found throughout the City.

Program: The Plan Map and an appendix identify the City’s 
significant Modernist-era homes, the largest collection of which 
is located in Silver Lake around the Silver Lake Reservoir. The 
Plan recommends that status as Historic-Cultural Monuments be 
sought for these individual structures, as appropriate, to preserve 
them and that infill development incorporate the style’s signifi cant 
features, when possible.

Program: The plan includes an appendix of the designated 
Historic-Cultural Monuments located within the Plan area 
boundaries.

Program: Prepare a historic resource survey or other necessary 
studies to establish a Historic Preservation Overlay Zone or other 
Supplemental Use District, as appropriate, to protect the 
neighborhood character and period architecture of the area 
generally bounded by Douglas Street, Elysian Park, the 5 
Freeway, the Glendale Freeway, Glendale Boulevard, Berkeley 
Avenue, Benton Way and Temple Street,

Program: Include Echo Park Lake in future neighborhood

Silver Ufce-tcho rirfc-fValley Community fUn
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conservation and preservation efforts with the goal of protecting 
park facilities and significant viewsheds to and from the fake.

Program: Support on-going efforts to study and expand the 
boundaries of the Angelino Heights HPOZ to include Echo Park 
Avenue south of Sunset Boulevard.

Program: Work with other City departments and community 
groups to educate area residents about the value of the area's 
housing stock and promote home improvement and rehabilitation 
that preserves existing wood siding, windows and character 
defining features of period (1905-1930s) structures The 
Preservation Plan for the Angelino Heights HPOZ will serve as a 
valuable tool.

Program: Design Guidelines and Standards for residential 
development are included in theChapterV, Urban Design, of the 
Community Plan.

1 -5.2 Encourage reuse of historic resources in a manner that maintains
and enhances the historic character of structures and 
neighborhoods.

Program: Encourage, where appropriate, the re-use of
historically significant buildings when the proposed uses are 
found to be compatible with both the building's historic character 
and surrounding uses.

Objective 1 -6 Limit the density of residential development in hillside areas to that which
can reasonably be accommodated by infrastructure and natural 
topography.

Policies

1-6,1 Limit development according to the adequacy of the existing and 
assured street circulation system within the Plan area and 
surrounding areas.

Program: Continue the implementation of the Citywide Hillside 
Ordinance.

1-6.2 Ensure the availability of adequate sewers, drainage facilities, fire 
protection services and facilities and other public utilities to 
support development within hillside areas.

Program: Decision-makers should adopt a finding which 
addresses the availability of these services and utilities as part of 
any decision relating to hillside residential development.

firt-Elyiim Vtlify Coinmuwly Plan
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COMMERCIAL

Program: Decision-makers should strictly interpret and 
implement the adopted Citywide Hillside Ordinance and are 
discouraged from granting variances from its provisions. When 
granting variances, decision-markers shall make a finding that 
proposed developments are compatible with existing 
development in character, mass, siting and architectural style,

1-6.3 Consider the steepness of the topography and suitability of the 
geology in any proposal for development within the Plan area.

Program: The Plan retains hillside areas in restrictive plan 
designations and zones due to topography. Continue the 
implementation of the Subdivision Map Act on individual 
applications.

Program: Decision-makers are encouraged to strictly interpret 
and implement the Hillside Ordinance and other relevant 
ordinances and regulations and are discouraged from granting 
variances from these provisions in residential hillside 
neighborhoods.

1 -6.4 Ensure that any proposed development be designed to enhance 
and be compatible with adjacent development.

Program: Continue the strict and uniform application of the 
Citywide Hillside Ordinance.

Program: Decision-makers should make findings of compatibility 
with adjacent development when discretionary' actions are 
required

The Silver Lake-Echo Park-Elysian Valley Community Plan area contains 
several commercial thoroughfares that provide its residents with a wide 
range of retail shopping and services. While certain areas increasingly 
offer an array of unique and attractive boutique, vintage and antique 
shops and cafes and restaurants that draw consumers from a wide area, 
other commercial corridors are characterized by strip malls and auto- 
oriented uses. Alvarado and Temple Streets and Fountain and Hyperion 
Avenues tend to cater to auto-oriented uses, while Sunset. Silver Lake 
and the northern portions of Glendale Boulevard and Rowena Avenue 
offer enclaves of pedestrian friendly, shopping environments. Often, 
however, poor design and the physical layout of shopping centers add to 
poor circulation and traffic congestion on surface streets throughout the 
Plan area. Design guidelines as well as other policies and programs 
governing commercial development are intended to improve the aesthetic 
quality and functionality of commercial areas-both those that cater to auto 
uses and those areas that have desirable pedestrian-oriented features 
that should be preserved and enhanced.

The intent of the Plan is to preserve and improve the quality of pedestrian- 
oriented commercial centers; concentrate auto-oriented commercial uses

Silver Ltlie-fcho Par4-ffyv'«n Vdley Corramintty Ran
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Plan Implementation

Subdivisions

City Hail * 200 N. Spring Street, Room 721 * Los Angeles, CA90012

January 29, 2014

TO:

FROM:

All Interested Parties

Michael J. LoGrande 
Advisory Agency

SUBJECT: ADVISORY AGENCY POLICY
SMALL LOT ORDINANCE

Introduction

Established in 2005 in LAMC Section 12.22-C.27, the Small Lot Ordinance allows for 
the subdivision of underutilized land in multi-family and commercial areas into fee- 
simple homes. Intended as infill development and a smart-growth alternative to 
traditional, suburban style single-family subdivisions, small lot homes would have 
smaller lot areas with compact building footprints and reduced yard setbacks, street 
frontages, passageways between buildings, and open space.

As such, small lot subdivisions create a unique set of design challenges and spatial 
complexities with regards to massing, height, circulation, and transitional areas from 
adjacent properties. Small Lot Design Guidelines provide an opportunity to address 
these complexities while also promoting the design and creation of small lot housing 
with neighborhood compatibility for consistency with applicable General and Specific 
Plans and addressing site organization and urban form, setbacks and building 
transitions, parking and driveways, building design and materials, and landscaping and 
access.

Small Lot Design Guidelines - Advisory Agency Policy

All small lot subdivisions filed after February 1, 2014 must comply with or meet the 
intent of the attached 2014 Small Lot Design Guidelines through either methods listed 
in the Guidelines or through alternative methods that achieve the same objective. This 
Advisory Agency Policy and the attached Small Lot Design Guidelines replace and 
supersede the Advisory Agency’s prior policies dated January 10, 2006 and November 
15, 2006.

In cases where site characteristics, existing improvements, or special circumstances 
make substantial adherence with the Small Lot Design Guidelines impractical, 
substantial compliance may not be possible: in which case, small lot subdivisions must 
meet the intent of the Small Lot Design Guidelines, as stated above. The Small Lot 
Design Guidelines will be used to condition a project and not as the basis approving or 
denying a project. Conditions imposed by the initial decision maker may be appealed. 
The Small Lot Design Guidelines shall be used in conjunction with any other adopted
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design guidelines, as applicable, and shall not supersede any adopted Specific Plan 
Design Review Board procedures.

Authority of the Advisory Agency

The Advisory Agency’s authority to adopt this policy is based on the Subdivision Map 
Act (and LAMC 17.03) and the General Plan. The Map Act requires that the Advisory 
Agency must find in the affirmative that the proposed tract or parcel map, and its 
design and improvement, will be consistent with the applicable General and Specific 
Plans and that the site will be physically suitable for the proposed type of development. 
Where the “design" of the tract or parcel map refers to the configuration and layout of 
the proposed lots, easements and/or access and “improvements” to the infrastructure 
facilities serving the subdivision, such as roadways and sidewalks, the Map Act 
requires that the proposed map also be consistent with the General Plan.

The Small Lot Design Guidelines allow the Advisory Agency to implement the 
purposes, intent, and provisions of the General Plan and its various elements, and 
effectively provide the Advisory Agency with the tools to make the consistency findings 
with the General Plan for the purposes of approving a small lot subdivision. The 
Guidelines, in turn, are in conformance with the City’s General Plan Framework - 
Chapter 5, Urban Form and Neighborhood Design - which encourages the 
“enhancement of) the liveability of all neighborhoods by upgrading the quality of 
development and improving the quality of the public realm” and the "formulation] and 
adoption of) building and site design standards and guidelines to raise the quality of 
design Citywide”.

The Small Lot Design Guidelines shall only apply to subdivisions that are subject to the 
Small Lot Ordinance (LAMC 12.22-C.27).

Mixed-Use Small Lot Subdivisions

The Small Lot Ordinance states that “parcels of land may be subdivided into lots which 
may contain one, two or three dwelling units" for the purpose of a small lot subdivision. 
The Planning Department has historically interpreted this statute as allowing residential 
uses as part of a small lot subdivision while inherently excluding any commercial uses 
as part of a tract or parcel map for the purposes of creating “small lots.1' However, the 
Ordinance does not explicitly prohibit commercial uses as part of a small lot subdivision 
even when the underlying zone permits commercial uses. This policy will allow for the 
creation of a mixed-use development as part of a small lot subdivision, in that:

A small lot subdivision may allow for a mixed-use building on a lot that combines a 
commercial use on the ground floor and upper level residence that is effectuated 
by the recordation of a tract or parcel map, as long as the underlying zone permits 
the commercial use, pursuant to LAMC Section 13.09-B,3. - Definitions of a Mixed 
Use Project.

Mixed-use small lot projects must comply with all other applicable regulations 
governing the site with regards to parking, signage, access, and FAR limitations in
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the LAMC. Joint Living & Work Quarters, as defined in LAMC 12.03, shall not be 
considered a Mixed-Use Project for the purpose of a small lot subdivision.

Small lot developments along commercial corridors must employ high-quality urban 
design to define the character of the proposed development. Storefronts must be 
vibrant, transparent, and protected, and most importantly, be compatible with the form 
and character of the existing commercial district. These projects must incorporate the 
design elements from the Small Lot Design Guidelines under the Special Guidelines for 
Ground-Floor Commercial Uses section.

Small lot projects with ground floor commercial uses help to fulfill the General Plan 
Framework’s Policy 3.13.1, “Encourage the development of commercial uses and 
structures that integrate housing units with commercial uses in areas designated as 
‘Boulevard-Mixed Use’..." in CR, C1, C1.5, C2, C4, [Q]C2 Zones. They also fulfill 
Policy 2.2.1 of the 2013-2021 Housing Element, to "provide incentives to encourage 
the integration of housing with other compatible land uses."

Questions regarding this policy should be directed to Jae H. Kim, Senior City Planner, 
at (213) 978-1383.

MLG:AB:JK:JC

Attachment:

2014 Advisory Agency Small Lot Design Guidelines
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This handbook provides recommendations for addressing the 
complexities of designing small lot developments to be within 
conformance of the General Plan. Each guideline should be 
considered in a proposed project. However, because of the unique 
nature of each small lot development, not all will be appropriate in 
every case.

The guidelines are intended to help guide architects, developers, 
and residents in designing for a more livable city. Incorporating 
these guidelines into a project’s design will encourage more 
compatible architecture, attractive multi-family residential districts, 
context-sensitive design, and sustainable environments, and will 
also contribute to pedestrian activity and place-making.

Tentative tract and parcel maps for small lot subdivisions must 
be consistent with the City’s General Plan and Community Plans 
in order to be approved. It is important to review all relevant city 
documents for policies that may affect your small lot design and 
layout.

Published January 2014
Cover photos: Artis, Cullen Street Art District Homes, Rock Row

Document is designed to be printed double-sided.
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SMALL LOT DESIGN GUIDELINES

The Small Lot Ordinance allows 
for subdivisions in areas zoned for 
multi-family or commercial uses, 
permitting the development of this 
small lot in Echo Park.

Small lot homes must be structurally 
independent with no shared 
foundations or common walls.

Introduction
The City of Los Angeles has enacted the Small Lot 
Ordinance (No. 176354) to allow the construction of fee- 
simple, infill housing on small lots in multi-family and 
commercial zones. While home ownership options have 
traditionally been limited to single-family homes on 5,000 
square foot lots or condominiums, the passage of the Small 
Lot Ordinance extends these options to include townhomes, 
row houses, and other types of infill housing typically only 
available for rent.

The Ordinance provides a more space-efficient and 
economically attractive alternative for sites zoned for 
apartment or condominium uses. In short, the Small Lot 
Ordinance simplifies the land subdivision process, making 
it easier for developers to construct creative new fee-simple 
homes in urban areas.

It was envisioned to allow the subdivision of underutilized 
land in multi-family and commercial areas for the creation 
of up to 15 lots with detached single-family homes. It was 
not intended to generate a request for a General Plan 
amendment and zone change to permit the development. 
Generally, these homes have smaller lot areas, compact 
building footprints, and minimal streetfront and setback 
requirements. They are distinct from condominiums in 
that the tenants of these compact homes have complete 
ownership of that lot.

While the Ordinance provides a smart-growth alternative to 
the suburban single-family home, generally reduces density, 
and creates new options for home ownership, it also brings 
a new set of spatial complexities. For instance, challenges 
brought on by neighborhood context and the proximity 
of adjacent structures require thoughtful considerations 
about massing, height, and transitional areas from adjacent 
properties. These spatial constraints require innovative 
design solutions.

4 INTRODUCTION
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Small Lot Design Guidelines
This handbook provides design guidelines issued by the advisory agency to address 
these complexities while also promoting the design and creation of small lot housing with 
neighborhood compatibility for consistency with applicable General and Specific Plans. The 
Guidelines outline recommendations for site organization and urban form, setbacks and 
building transitions, parking and driveways, building design and materials, and landscaping 
and access. The recommendations are not mandatory, but help to guide decision-makers to 
ensure that a project is compatible with its surroundings. Projects that are not in compliance 
with the Guidelines may be subject to delays, redesign, and community appeals.

Applying the Guidelines
The Guidelines outlined in this document identify the level of design quality expected for 
small lot developments. They provide guidance and direction for applying policies contained 
within the General Plan Framework and the Community Plans. Incorporating these 
Guidelines into a project’s design will encourage more compatible architecture, attractive 
residential projects, context-sensitive design, opportunities for pedestrian activity, and overall 
contribute to an enhanced sense of place.

Interested property owners, developers, and designers should first review the zoning of 
the property before proceeding with the project. The Small Lot Ordinance and Guidelines 
are only applicable to developments within multi-family and commercial zones. They are 
also only applicable to modestly-scaled well-designed projects with 47 or less dwelling 
units. Projects with a greater number of units will need further review prior to accepting the 
applications for filing.

The Guidelines are intended for use by the Planning Department, as well as other City 
agencies and department staff, developers, architects, engineers, and community members 
in evaluating project applications. The Guidelines should also be used in conjunction with 
relevant policies from the General Plan Framework and Community Plans. In order to ensure 
the creation of well-designed and context-sensitive small lot homes, the Guidelines listed 
here will apply to all new small lot applications.

Small lot projects must substantially comply with the Small Lot Design Guidelines in order to 
receive project approval. However, some leniency and creativity is permitted in implementing 
these Guidelines. For instance, in cases where special circumstances make complete 
compliance infeasible or impossible, the project must nonetheless substantially conform to 
the overarching goals of the Guidelines. Development applications must then demonstrate 
clear alternatives that achieve the same goals and objectives, and describe to what extent 
these Guidelines are incorporated into the project design.

In short, the Small Lot Design Guidelines will only be used to condition approved projects, 
and may not serve as the basis for a project approval or denial. Conditions imposed by the 
initial decision-maker may be appealed.

INTRODUCTION 5
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OVERARCHING GOALS

To ensure the creation of well-designed and compatible developments that improve the 
context of the built environment, the Small Lot Design Guidelines promote the following 
goals:

1
2
3
4
5

Create high-quality indoor and outdoor living environments for all residents.

Enhance the public realm.

Provide fee-simple home ownership opportunities for a greater number of people, at 
a wider range of income levels.

Provide solutions for infill housing.

Design and configure housing to be compatible with the existing neighborhood 
context, especially in sensitive areas. This includes areas contained within Specific 
Plans, Community Design Overlays (CDOs), and Historic Preservation Overlay Zones 
(HPOZs).

6 Prioritize the livability and market value of a project over strict density.

The Auburn Street small lot development in the Silverlake neighborhood demonstrates the Guideline’s overarching 
goals.

6 INTRODUCTION



SMALL LOT DESIGN GUIDELINES

About Small Lot Subdivisions
4

2

3

4

5

6

7

8 

9

Small lot subdivisions are not condominiums. Properties are titled in fee simple, 
meaning they can be bought and sold just like conventional single-family homes.

Subdivisions are only permitted in areas zoned for multi-family housing or commercial 
uses for projects with up to 47 dwelling units. Projects with a greater number of units 
will need further review prior to accepting the applications for filing.

Small lot homes must be structurally independent, with no shared foundations or 
common walls. This also applies to the conversion of existing buildings into small lot 
homes, which are permitted by the Small Lot Ordinance.

Generally, the subdivisions will only have one dwelling unit per lot, although duplexes 
and triplexes are permitted.

The Ordinance reduces the minimum lot size and side yard requirements and 
eliminates requirements for conventional street frontage, allowing for flexibility to 
be compatible with the existing neighborhood context. This allows for the creation 
of more space-efficient compact homes. Small lots may be irregularly shaped, a 
minimum area of 600 square feet, and at least 16 feet wide.

A 5-foot setback is required between the subdivision and adjoining properties. There 
are no yard or setback requirements along alleys, streets, or between lots within the 
approved subdivision.

All structures on a lot which includes one or more dwelling units, may, taken together, 
occupy no more than 80 percent of the lot area, unless the tract or parcel map 
provides common open space equivalent to 20 percent of the lot area of each lot not 
meeting this provision.

Parking may be provided anywhere on the site, either on individual or shared lots 
or a separate parking garage. Communal parking areas must be accessible via 
the community driveway, street, or alley, and have clear pathways connecting to 
residential units. Tandem parking is also allowed.

Small lot subdivisions must be filed as a Vesting Tentative Track Map or as an 
illustrated Parcel Map. Both will require supplemental site plans, building elevations, 
and other illustrative information.

-| Q Each proposed small lot subdivision must be reviewed and approved by City Staff, 
^ and is subject to public hearing and appeals.

QUICK FACTS 7
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Site Planning

The Rock Row development in 
Eagle Rock features a central 
driveway with alternative paving.

Constructing infill housing offers a unique set of design 
challenges not only on the parcel level, but also on the 
neighborhood level and within the public realm. Developers 
and architects must therefore consider the design elements 
of each small lot home and how they will enhance the overall 
neighborhood character and vitality of the larger public 
realm.

Parcel
Small lot design is fundamentally a site planning challenge.
It requires addressing practical spatial requirements while 
simultaneously creating high-quality living environments 
These spatial requirements include: small lot sizes and 
awkward configurations: parking and automobile access: 
pedestrian circulation; adequate access to air, light, and 
ventilation; outdoor space and privacy; and refuse bin 
placement and utilities location. Developers must address 
these issues in ways that ultimately enhance the living 
environment of each dwelling unit.

Additionally, each home must exhibit a high level of design 
quality, including: well-articulated entries and facades to 
each dwelling unit, proportionate windows, quality building 
materials, connections to a pedestrian circulation system, 
and context-sensitive elements.

Neighborhood
By its very nature, infill development occurs in 
neighborhoods with preexisting development and 
characteristics, and should therefore supplement to and 
enhance the overall quality of the neighborhood. At this

8 SITE PLANNING
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scale, developers and architects must consider the three
dimensional nature of the entire development, including 
height, massing, siting, and orientation. These characteristics 
must relate to the surrounding built form, respecting the 
overall neighborhood character and existing topography.

Other considerations include building patterns, streetscape 
characteristics, orientation to the street, pedestrian routes, 
transit stops, parking arrangements, and opportunities for 
defensible space considerations, each of which impact a 
development’s integration into the neighborhood context.

Public Realm
Each infill project, however small, must contribute to a vital 
and coherent public realm through an improved network 
of streets and sidewalks that is pleasant, interesting, and 
comfortable for pedestrian activity. To do so, each project 
should focus on the relationship between the proposed 
small lot subdivision and the public environment, with 
emphasis on: building siting and orientation, height and 
massing, articulation of facades and entry ways, building 
fenestration, pedestrian circulation, type and placement 
of street trees, landscaping and transitional spaces, and 
location of driveways and garages.

Through the use of courtyards and 
grasscrete paving, the Perl it a Mews 
development in Atwater Village 
strives for livable shared spaces.

Object! Design and configure housing to be consistent 
with applicable General and Specific Plans, be compatible 
with the existing neighborhood, while also striking a balance 
between parking, adequate common areas, and the public 
realm.

SITE PLANNING 9
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RELATIONSHIP TO THE STREET GUIDELINES

Sufficient space should be provided 
for an entry, landing and transitional 
landscaping between the sidewalk 
and private entryway.

When designed well, small lot developments can enhance 
the preexisting character of a good street or improve a 
fragmented one. Therefore, small lot developments should 
embrace, rather than ignore, the street. Although there are 
no requirements for front setbacks, neighborhood context 
shall provide direction for setting buildings back from the 
street.

Minimal setbacks are appropriate for small lots on 
commercial streets. Similarly, setbacks are not required for 
dwelling units with ground-floor retail. On residential streets, 
preexisting front setbacks should guide the distance that 
a development is set back from the street. Moreover, a 5 
foot side setback is required of any property adjacent to the 
perimeter of the small lot project and development.

-| In areas with an existing prevailing street setback, 
align the small lot development to be consistent 
with this setback and provide continuity along the 
street edge. Slight deviations from the setback are 
acceptable.

n On residential streets with varying setbacks, the front 
yard setback should be within 5 feet of the average 
setback of adjacent properties.

o On commercial streets with a range of setbacks,
^ small lot developments should nearly abut the 

sidewalk, allowing sufficient room for entry, front 
stoop, and some transitional landscaping. However, 
this is not required for dwellings with ground floor 
retail.

10 SITE PLANNING
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RELATIONSHIP TO THE STREET ILLUSTRATIONS

Where applicable, proposed small 
lot developments should align with 
the prevailing setback of the street.

Where applicable, the setbacks of 
proposed small lot developments 
should be within the range of 
setbacks of existing properties.

Narrow Setback

Where applicable, proposed small 
lot developments along commercial 
streets should nearly abut the 
sidewalk.

SITE PLANNING 11
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SITE LAYOUT AND CIRCULATION GUIDELINES

Enhanced paving denotes the 
entryway to the Vesper Village 
development in Van Nuys.

Small lot developments are presented with numerous 
spatial challenges that require innovative design solutions. 
Regardless of spatial constraints, developments must strive 
for neighborhood compatibility and be able to fit all aspects, 
such as parking and driveways, adequate trash and utility 
locations, adequate indoor and outdoor living space, within 
the project site.

Builders and designers should consider all possible 
configurations that take advantage of the site topography 
in providing sufficient open space, and consider how 
characteristics of the street and adjacent structures 
affect the overall form and orientation of the proposed 
development.

Configure homes to front public streets, primary 
entryway, circulation walkways, and open spaces, 
rather than driveways.

For homes not adjacent to the public street, provide 
pedestrian circulation in the form of private walkways 
or clearly delineated paths of travel from the sidewalk 
to their entry way.

Maximize green space while minimizing the total 
amount of driveway space.

4
5

Where possible, utilize alleyways for vehicular access.

Take advantage of existing topography and natural 
features (i.e. existing trees) to maintain appropriate 
grade levels consistent with surrounding structures.

Homes fronting a public street should have the 
primary entrance and main windows facing the 
street.

Enhanced paving should mark the pedestrian and 
vehicular entries of complexes to provide a sense of 
arrival.

12 SITE PLANNING
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O Design floor plan layouts in relation to lot shape, 
u width, and depth to maximize usable outdoor 

spaces.

Q Provide space for entry, front landing, and transitional 
^ landscaping between the public sidewalk and private 

entryway.

SITE LAYOUT AND CIRCULATION GUIDELINES
(CONTINUED)

Provide direct paths of travel for pedestrian 
destinations within the development. Whenever 
relevant, create primary entrances for pedestrians 
that are safe, easily accessible, and a short distance 
from transit stops.

When multiple units share a common driveway that is 
lined with individual garages, provide distinguishable 
pedestrian paths to connect parking areas to 
articulated individual entries.

H p Vary building placement to increase variation ir 
1 facades and more articulated building edges.

The Cullen Street development 
demonstrates a side access 
driveway with the front unit having a 
strong relationship to the street.

SITE PLANNING 13
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POSSIBLE CONFIGURATIONS

When rear driveways are used:
O The streetfront should still give 
the appearance of an entry.
© Pedestrian entrances should 
closely align with the entrances of 
adjacent dwelling units.

When rear T-driveways are used, all 
units should have direct access to 
the public sidewalk.

public street

This alternative T-driveway configu
ration separates rear units from the 
public street and sidewalk.

--------------------------

-q—

14 SITE PLANNING



SMALL LOT DESIGN GUIDELINES

POSSIBLE CONFIGURATIONS (CONTINUED)

When an alternative L-driveway is 
used, all rear units that do not front 
on the public sidewalk should still 
have a separate pedestrian path.

When side access driveways are 
used:
O Small lot developments with 
a side access driveway should 
configure front homes to be 
accessible from the sidewalk.
0 Interior homes should be 
accessible from both the driveway 
and a private walkway at the front of 
the homes.
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POSSIBLE CONFIGURATIONS (CONTINUED)

Townhouses with a central access 
driveway can enhance the public 
realm when front homes are 
accessible from the sidewalk.

Row houses with shared driveways 
enhance the streetfront by reducing 
the number of driveway cuts and 
vehicle/pedestrian conflicts. This 
results in enhanced and more 
opportunities for pedestrian entries.

The combination of tandem parking 
and deep garage setbacks can 
minimize the amount of streetfront 
dedicated to driveways.
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Building-to-street proportion refers to the relationship 
between the height of buildings on either side of a street 
and the width between those buildings. An ideal proportion 
between these two creates a pleasant and visually 
interesting public realm. The public realm, therefore, may 
be considered as an “outdoor room” that is shaped by 
the “walls” of the building heights and the “floors” of the 
roadway. Through proper setbacks, appropriate building 
heights, and lush landscaping, small lot developments can 
help contribute to the creation of these outdoor rooms.

Outdoor rooms with excessively wide roadways or short 
building heights tend to eliminate any sense of enclosure 
for the pedestrian. Therefore, building heights should be 
constructed at a minimum of one-quarter of the width of the 
roadway.

In cases where neighborhood context may preclude 
increased building heights, trees may be planted along the 
street or front yard to help increase the sense of enclosure.

BUILDING-TO-STREET PROPORTION
GUIDELINES

Many Los Angeles streets have 
undesirable height-width ratios with: 
low-rise buildings, narrow sidewalks, 
and extremely wide streets.

Small lots should be constructed with a buiiding-to- 
height ratio of 1-to-4. In other words, buildings should 
have a height of at least one-quarter of the width of 
the roadway. For example, on a 100 foot wide street, 
an appropriate building height would be 25 feet.

Abbot Kinney Blvd. in Venice is 
an example of a more appropriate 
building-to-street proportion.

o Define the proper proportion of the public right of 
way through the planting of shade trees and low- 
growing vegetation (see Landscaping Section for 
further information).

O Plant shade trees and ornamental plants to define 
^ the edge and increase visual interest to both the 

public and private realms. Avoid placing 4-foot-tall or 
higher shrubs immediately adjacent to the sidewalk.
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Small lot development

This small lot development creates a height-width ratio of approximately 1:5, and provides little sense of enclosure to 
the pedestrian. Although it may not be possible to alter the building heights, a series of landscaping interventions can 
enhance the semblance of an outdoor room.

Landscaping within the public, transitional, and private realms heightens the semblance of an outdoor room. Here, 
canopy-creating shade trees have been added to effectively reduce the width between buildings, and bringing the 
height-width ratio to approximately 1:2.5.
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PARKING AND DRIVEWAY GUIDELINES

The design of small lot developments must strike a particular 
spatial balance: it must simultaneously maintain high- 
quality public and private living environments while also 
accommodating for the automobile. In poor design layouts, 
small lot configurations allow parking, driveways, and 
garages to dominate the landscape, creating conflicts for 
pedestrians and decreasing the overall aesthetic quality of 
the development. Improperly placed parking at the front of 
townhouses can have unsightly effects onto the streetfront. 
Frequent curb cuts and driveways jeopardize pedestrian 
safety and eliminate space for street trees and on-street 
parking. Ideally, designs should locate parking to be behind 
dwellings and accessible from alleys where present. If 
driveways are necessary, designs should minimize their 
width, number, and visual impact.

-| Locate parking to the rear of dwellings where homes 
I front the public street.

n Where available, use alleyways as access to off- 
street parking.

O If individual front driveways must be used, the 
^ setback of the building should allow for an ample 

amount of landscaping space and a front entry way, 
porch, or landing.

a Allow for a pedestrian access path separate from 
driveway whenever possible. When the driveway 
provides pedestrian access to individual dwellings, a 
distinguishable path should be provided.

£- Access driveways should be designed to be no 
O wider than circulation and backup requirements, 

while still allowing for landscaping and a pedestrian 
access path on-site.

^ Space permitting, design the driveway area for multi- 
^ functional uses.

"7 Structures should limit encroachment over the
driveway area to not restrict the movement of trucks.

These homes have garages located 
in the rear of the buildings.

Rock Row uses permeable paving 
to provide a more hospitable 
pedestrian path along the driveway.
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The placement of individual 
driveways along the streetfront can 
disrupt the continuity of the sidewalk 
and public realm, and eliminate 
space for street trees and on-street 
parking.

public
street

However, when driveways are 
located to the rear of dwellings, 
the streetscape can become a 
comfortable outdoor space for 
residents and passers-by.

Number of spaces
The Los Angeles Municipal Code lists requirements for the 
provision of parking spaces for residential developments.

Single-family homes are required to provide:
• 2 spaces for each home

Tandem parking is also acceptable, space permitting. One 
space can be dedicated for a compact car.

Duplex and triplex developments are required to provide:
• 1 space for each unit with less than 3 habitable rooms
• 1.5 spaces for each unit with 3 habitable rooms
• 2 spaces for units with more than 3 habitable rooms

Small lot developments are also required to provide guest 
parking based on site layout and circulation. Small lots are 
subject to the following guest parking requirements:
• Developments with less than 10 units: 0 spaces
• Developments with 10-100 units: 0.25 spaces per unit
• Developments with over 100 units: 0.5 spaces per unit

Locally adopted Specific Plans may require more parking.
In these cases, the locally adopted plans supercede these 
parking requirements.

Dimensions
The Municipal Code requires the following dimensions for 
parking spaces:

• 8’6” x 18’ for standard-size cars:
• 7’6” x 15’ for compact cars.

Driveway widths depend on lot depth and building 
configuration. Individual front driveways should be 10 
feet wide. In these instances, the building width should 
adequately allow for integral front parking plus some yard 
and porch or landing space. Access driveways will vary in 
width depending on lot size, depth, and building height, and 
are required to meet Code requirements for stall dimensions 
and access aisle. Please consult the Fire Department for 
further information.
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Building
In order to make townhouse construction more feasible, the 
Small Lot Ordinance minimizes the required sizes of side, 
rear, and front yards. As a result, small lots are ultimately 
shaped by building configuration. Designers should 
consider how the arrangement of interior space affects 
exterior massing and how the configuration of building 
elements respond to adjacent buildings. Design strategies 
incorporating neighborhood context include considerations 
of: building height transitions, arrangement of buildings 
and open space, landscape elements, vehicular driveways 
and pedestrian paths, and architectural details and scaling 
devices that breakdown the massing of the development.

With reduced setback requirements and small lot areas, 
providing access to air, light, and ventilation is more 
challenging for small lot developments than typical single
family designs. Thus, architects and builders must take full 
advantage of the unique design opportunities presented to 
them to create livable environments.

Sensitive window and balcony 
placement in the Rock Row 
development are key to enhancing 
the light and ventilation of the 
home’s interior.

Develop the overall form and relationship of 
the buildings by focusing on neighborhood compatibility 
and high-quality design of the following elements: entry, 
height and massing, building facade, roof lines, and 
materials.

The Buzz Court development 
demonstrates how the front unit 
of the development is designed 
to engage the public street and 
sidewalk.

BUILDING 21



SMALL LOT DESIGN GUIDELINES

ENTRY GUIDELINES

Entryways, porches and stoops 
clearly delineate public and 
private realms while maintaining a 
comfortable relationship between 
these realms and their users.

These home entrances sit a few 
steps above the sidewalk. A small 
landscaped area provides a buffer 
between the sidewalk and building 
edge.

When entries are well articulated and easy to find, they 
function as gateways— simultaneously welcoming visitors, 
allowing for seasonal decorations, and clearly delineating 
the boundaries of the private realm. They may also offer 
habitable outdoor space in the form of a small front porch or 
patio.

d Primary entryways should be clearly identifiable and 
connected to the public street by a walkway. Individual 
residences should incorporate transitions such as 
landscaping, paving, porches, stoops, and canopies.

p Homes that front a public street should have their 
primary entryway accessible from the street. Garages 
should not take the place of the main entry way.

p Entryways should sit at a grade comparable to those
^ of the surrounding structures, and should never tower 

above the street.

A Use ornamental low-level lighting to highlight and 
^ provide security for pedestrian paths and entrances. 

Ensure all parking areas and walkways are illuminated.

^ Sole entrances should be at grade level. Homes with 
multiple entrances may include a secondary entrance 
at three to five steps above grade or consistent with 
the average grade of existing structures.

^ Entrances that front commercial boulevards should 
^ allow room for a stoop and entryway and ideally some 

landscaped area.

Ground-floor commercial arrangements fronting on 
the street in a commercial district do not require a 
separation between the entry and the street. See 
Special Guidelines for Ground-Floor Commercial Uses 
(p. 28) for further information.

O Incorporate transitions such as landscaping, paving 
O material, porches, stoops, and canopies at the 

primary entrance to each residence, and at the main 
pedestrian entrance to the development from the 
sidewalk.
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ENTRY (CONTINUED)

Small lot homes with excessive 
grading tend to tower awkwardly 
above the neighborhood and 
sidewalk. This creates a physical 
and visual barrier between the 
public and private realms.

A better interaction between a small 
lot development and the street is 
achieved when buildings are only 
a few steps above street level. This 
creates a clear sight line between 
the sidewalk and the front entry.
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Varied building heights and massing 
creates a more interesting and walk- 
able streetfront.

While building height is often criticized for a project’s 
incompatibility with the neighborhood, it is more often the 
building’s massing-the overall volume of the building— 
that can cause the new structure to seem out of context. 
Well-designed buildings do not “max out” the allowable 
building massing permitted by the code -height limits, 
yard, setbacks-but employ variations in height, massing, 
rhythm, and texture to reduce the perceivable massing of 
the building. These variations serve dual functions: they help 
small developments mesh with their surroundings, while also 
enhancing the overall quality of the street by providing visual 
interest and a pedestrian scale.

H Use the surrounding built environment to inform 
decisions about variations in height and massing.

O Avoid excessive differences in height between the 
proposed development and adjacent buildings.

O Provide sufficient space between buildings,
^ articulation along the street frontage, and visual 

breaks to diminish the scale and massing.

a Small lot developments should be appropriately 
designed and scaled to transition from single-family 
properties using methods such as step backs, 
building placement, driveway location, variations in 
height, and landscape screening elements.

HEIGHT AND MASSING GUIDELINES
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This small lot development maxes 
out the building envelope and does 
not respond to surrounding context.

By breaking down the height, 
massing, and facade of the 
buildings, this small lot development 
becomes more compatible with the 
surrounding neighborhood.

The use of unique building materials 
and accent colors helps to articulate 
the facade and entrance of this 
corner building.
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The Buzz Court development 
alternates texture, color, and 
materials on the front facade.

Small overhangs above the doors 
at Maltman Bungalows provide 
shade and shelter, as well as adding 
articulation to the entryway.

26 BUILDING

The building facade is a crucial element in relating the 
building to the street and neighborhood. Design elements 
such as porches and stoops can be used to orient the 
housing towards the street and promote active and 
interesting neighborhoods. Effectively placed and articulated 
doors, windows, and balconies can enhance the overall 
quality of the project.

BUILDING FACADE GUIDELINES

-| Employ architectural details to enhance scale and 
I interest by breaking the facade up into distinct planes 

that are offset from the main building facade.

The placement of windows should follow a consistent 
rhythm to create visual clarity and character-defining 
features while avoiding the creation of blank walls.

Provide windows on building facades that front 
on public streets, private driveways, and internal 
pedestrian pathways within the development.

Layer architectural features to emphasize elements 
such as entries, corners, windows, and organization 
of units.

Alternate different textures, colors, materials, and 
distinctive architectural treatments to add visual 
interest while avoiding blank facades.

Treat all facades of the building with an equal level of 
detail, articulation, and architectural rigor.

Include overhead architectural features at entrances 
and windows that provide shade and passive 
cooling.

Design balconies so that their size and location 
maximize their intended use for open space. Avoid 
“tacked on” balconies with limited purpose or 
function.

Reduce the monotony of undifferentiated facades 
through landscape screening elements, entry 
enhancements, and building/garage facades.
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BUILDING MATERIALS GUIDELINES

Los Angeles architecture varies in style often within 
neighborhoods. Therefore, context and surrounding 
structures should inform the choice of materials for small lot 
developments.

d Select building materials, such as architectural details 
and finishes, that convey a sense of permanence. 
Quality materials should be used to withstand 
weather and wear regardless of architectural style.

n Apply trim, metal and woodwork, lighting, and other 
details in a harmonious manner that is consistent 
with the proportions and scale of the buildings.

The Gatsby Homes in Hollywood 
demonstrates how to use different 
materials in response to building 
mass.

O Materials should appropriately respond to the 
^ neighborhood context.

/|_ Apply changes in material purposefully and in a 
manner corresponding to variations in building mass.

ROOF GUIDELINES

While townhouses should exhibit some individuality, 
excessively varied, multi-pitched and gabled roofs tend to 
create visual chaos that is undesirable and unnecessary.

-| Integrate varied roof lines into the upper floors 
I of residences through the use of sloping roofs, 

modulated building heights, gables, dormers, and 
innovative architectural techniques.

9 Avoid excessive use of multi-pitched and gabled 
roofs

O Where appropriate, consider enhancing roof areas 
with usable open space.

Excessively varied and multi-pitched 
roofs risk create visual chaos.

Consider the design and placement of ridge 
locations as well as direction in relation to side yards 
and atriums
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SPECIAL GUIDELINES for GROUND-FLOOR COMMERCIAL USES

Small lot developments along commercial corridors may be required to provide ground-floor 
commercial uses along the streetfront. Similar to standard commercial projects, these mixed- 
use small lots must employ high-quality architecture to define the character of the proposed 
development. Storefronts must be vibrant, transparent, and protected, and most importantly, 
be compatible with the form and character of the existing commercial district.

Ground-floor commercial spaces 
in the Eagle Rock small lot 
development feature recessed 
entrances, protective awnings, 
and wide windows for a pleasant 
pedestrian experience.

-| Ensure that storefronts convey an individual 
I expression of each tenant’s identity while adhering to 

a common architectural theme and rhythm.

p Design storefronts with a focus on window design to 
create a visual connection between the interior and 
exterior.

Incorporate traditional storefront elements by 
including a solid base for storefront windows. Use 
high quality durable materials such as smooth stucco 
or concrete, ceramic tile, or stone for the window 
base.

The Evo and Luma residential 
towers in Downtown Los Angeles 
features live-work units with ground- 
floor commercial and attached 
upper-level residences.

A Provide shelter from the sun and rain for pedestrians 
^ along the public right-of-way where the buildings 

meet the street. Extend overhead cover across 
driveways or provide architecturally integrated 
awnings, arcades, and canopies.

p- Align awnings with others on the block, particularly 
O the bottom edge of the awning. Coordinate the 

awning color with the color scheme of the entire 
building front.

o Ensure that store entrances are recessed, not flush, 
^ with the edge of the building facade to articulate the 

storefront and provide shelter for persons entering 
and exiting.

This small lot development in Eagle Rock is the first to feature 
ground-floor retail. Individual commercial tenants occupy the ground 
floor of the single-family homes along a commercial corridor.
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PI Landscaping
The landscape of a small lot project can be divided into 
three areas. This provides a helpful framework for designing 
a cohesive landscape plan. The public area consists of the 
street, parkway, sidewalk, and driveway; the private area 
incorporates spaces not within a common area or driveway; 
and the transitional area is comprised of the spaces in 
between. It is important to strike a balance between privacy, 
transparency, visual interest, and order when landscaping for 
these areas.

This approach clearly delineates public, private and 
transitional zones without creating walls and yet maintains 
visual interest through variations in plant materials, 
grades, and limited hardscape. This also minimizes water 
consumption and maximizes contributions to local flora and 
fauna while also enhancing the living environment of both the 
public, private, and transitional areas.

O Public, 0 transitional, and © 
private areas.

Design landscaping that delineates the 
public, private, and transitional areas; enhances visual 
interest; and utilizes native and drought tolerant plants.
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FRONT AND COMMON AREA GUIDELINES

Excessive use of turf grass is visually 
bland, requires extensive irrigation, 
and fails to enhance or define both 
the public and private outdoor 
spaces.

Front yards and common areas serve a dual function, and 
therefore deserve particular attention. They act as both 
habitable outdoor space for its owners and as shared areas 
within the proposed development and the neighborhood. 
The yard is a visual amenity to the development, 
neighborhood, and passers-by. Additionally, it serves as a 
semi-transparent bridge between the private interior of the 
home and common areas.

Landscaping should be visually interesting, sustainable, 
and relatively easy to maintain. Turf grass should be used 
sparingly. Use water-conserving plant materials and irrigation 
systems. Utilize trees along the parkway and shorter shrubs 
in the transitional zone.

However, subtle variations in grade 
and drought-tolerant plant materials 
helps to gracefully define transitions 
in the landscape.

-| Use a range of low-water and drought-tolerant plant 
1 materials and ground cover to provide visual interest 

in place of turf grass.

p Use fences and shrubbery less than 3’6” tall in areas 
adjacent to the sidewalk (within 5’ of front lot line), 
and common public areas.

p Plant shade trees within public areas, ideally spaced 
^ between 15’ and 20’ apart, to screen blank building 

facades and shade the driveway and parking areas.

Whenever possible, use subtle variations in grade.

Plant parkways separating the curb from 
the sidewalk with trees, ground cover, low- 
growing vegetation, or permeable materials that 
accommodate both pedestrian movement and 
clearance for car doors.

Design the landscape to be integrated with the 
building and for the intended use of the space.
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PRIVATE OUTDOOR SPACES GUIDELINES

Private outdoor spaces can take the form of small interior 
yards, balconies, and roof decks. For these spaces, the 
emphasis should be placed on flexibility. For yard space, 
plant materials need not be too varied, so that residents may 
easily modify them to make them their own.

-A Designate fully private outdoor space whenever 
1 possible.

p Utilize plants that can be easily modified/maintained 
by residents.

p Provide balconies to enhance rather than substitute
^ for actively used common open spaces. Balconies 

and roof decks should be generous enough in size to 
create usable spaces.

PLANT MATERIALS GUIDELINES

Ultimately the landscape should enhance the natural 
environment of the neighborhood and should be relatively 
low-maintenance. Drought-tolerant and native species satisfy 
both of these criteria by creating visually appealing and 
sustainable landscapes.

Apply mulch in between and around plants to 
conserve moisture and eliminate bare earth, which 
can look unsightly.

Use water-conserving ground cover instead of turf 
grass.

0 Avoid invasive plant materials.

^ Plant in groupings according to water needs.

Incorporate existing natural features and topography.

For more information, visit: http://www.bewaterwise.com/ 
Gardensoft/garden_types.aspx?listType=types

The use of raised beds in varying 
heights provides for a flexible 
outdoor space by serving as both 
landscaping and seating options.
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This side yard is wide enough to 
allow for layers of planting and 
decorative paving.

With small lot developments come issues of privacy - 
not only for residents, but also for those of neighboring 
properties. For instance, improperly designed developments 
result in balconies overlooking neighboring yards or other 
balconies, and windows facing directly into adjacent 
residences.

Small lot designs should maximize access to private outdoor 
space, light, and views, while ensuring an adequate level 
of privacy for all residents. This will require particular 
attention to the orientation and spatial configuration of the 
development, distances between walls, and the location of 
windows and balconies.

Whenever possible, small lot designs should designate some 
fully private outdoor space for each dwelling. This can take 
the form of small interior yards, balconies, and roof decks. 
For these spaces, emphasis should be placed on flexibility.

PRIVACY GUIDELINES

Windows and balconies from separate dwellings 
should not face or overlook each other.

2

3
4

Minimize the number of windows overlooking 
neighboring interior private yards.

Use translucent glass, landscaping, and screens to 
create privacy.

Provide functional distances between building walls 
and vary height to maximize private outdoor space, 
light and views.

Plant trees, shrubs, and vines to screen walls 
between property lines. Use variations in color, 
material, and texture.

Rooftop open space should be located away from 
the building edge to enhance privacy.
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9 Sustainability
Proposed small lot projects present a unique opportunity 
for innovative sustainable approaches. These sites allow 
for environmentally-sound principles to be applied on a 
smaller scale, helping to mitigate the development’s impact 
on the surrounding neighborhood. They also provide 
the opportunity to employ strategies that might be cost 
prohibitive on a larger scale such as solar roof materials, 
semi-permeable paving materials, and energy and water 
efficiency. All development is required to meet Los Angeles 
Standard Urban Stormwater Mitigation Plan (SUSMP) 
requirements and Low Impact Development (LID) strategies 
(Ord. 181899). _

Achieve low-impact development through 
design that focuses on environmental sensitivity in site 
planning, building, landscaping, and construction.

SITE PLANNING GUIDELINES

H Incorporate renewable energy technologies (such as 
1 photovoltaic panels) on-site.

p Use permeable paving materials (such as porous 
^ asphalt, porous concrete, permeable concrete 

pavers and grid systems filled with gravel or grass) 
where allowed by the Alternative Paving Material 
Ordinance (No. 182431).

p Utilize adequate, uniform, and glare-free lighting such 
^ as dark-sky compliant fixtures, to avoid uneven light 

distribution, harsh shadows, and light spillage.

A Reduce pollution by controlling soil erosion, waterway 
sedimentation and airborne dust generation.

£- Seamlessly integrate the SUSMP and LID elements 
^ into the project design.

A permeable driveway (concrete grid 
filled with grass) increases storm 
water infiltration on the small lot.
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BUILDING GUIDELINES

The Gatsby Homes integrate 
photovoltaic panels into its roof for 
enhanced energy efficiency.

-| Use passive cooling systems like operable windows 
for ventilation.

n Provide controllable systems such as localized 
thermostat control, task lighting, or localized lighting 
controls.

o Provide connection between indoor and outdoor 
^ spaces to take advantage of natural light and 

ventilation.

Mature trees should be preserved 
during small lot construction.

4 Maximize water efficiency and minimize water waste 
within buildings.

5

6 
7

Use energy efficient equipment to increase the 
energy efficiency of the buildings.

Use renewable, recycled, and regional materials.

Use certified wood provided from environmentally 
responsible forest management.

Use or redirect demolition material to recyclable or 
reusable centers (Ord. 181519).
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LANDSCAPE GUIDELINES

i Plant trees to shade buildings to reduce the heat 
island effect.

p Facilitate storm water capture, retention and
infiltration, and prevent runoff by using permeable or 
porous paving materials in lieu of concrete or asphalt. 
Collect, store, and reuse storm water for landscape 
irrigation as per SUSMP and LID requirements.

Q Los Angeles Low-Impact Development (LID) and 
Standard Urban Stormwater Mitigation Plan (SUSMP) 
requirements mandate stormwater to be managed 
through filtration or reuse for all development 
projects, including small lot developments. There are 
various ways to incorporate storm water techniques 
while also using thoughtful design. The City offers 
different storm water management techniques that 
don’t overwhelming the design of the project.

The Auburn 7 development provides 
enhanced landscaping along a DWP 
easement as a unique amenity for 
its residents.

Some of the small scale Best Management Practices 
include:

1. Rain Barrels & Small Cisterns
2. Permeable or Porous Pavement Systems
3. Planter Boxes
4. Rain Gardens
5. Dry Wells

For more information, refer to the City of Los Angeles 
Low Impact Development Best Management 
Practices Handbook.
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Case Studies

Since the City of Los Angeles passed the Small Lot 
Subdivision Ordinance in 2005, small lot projects have been 
under development in neighborhoods across Los Angeles. 
As of November 2013, over 160 subdivision cases have 
been filed, resulting in the approval of over 1,500 individual 
lots. 39 subdivisions were recorded, creating approximately 
330 new lots on the County Assessment Roll.

This section of the handbook looks at model small lot 
subdivision developments built between 2006 and 2010 and 
highlights some outstanding features.

As these model projects demonstrate, the Small Lot 
Ordinance is not only increasing the quantity of housing 
available to the market, but also the variety. The Small Lot 
Ordinance helps developers provide housing to meet the 
demands of an increasingly disparate set of Angeleno needs 
and lifestyles.
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ROCK ROW,
EAGLE ROCK 
Heyday Partnership 
1546 Yosemite Drive

15 homes
(16 condos allowable) 
Zoning: RD1.5-1 
Zoning Adjustments: 5

1st LEED Certified Small Lot 
Subdivision,

Each townhouse has 
a series of decks and 
balconies.

Simple maintenance 
organization for driveway, 
trash areas, and landscape.

Neighborhood council 
and Southern California 
Edison supported Heyday 
Partnership in being 
exempted from street 
widening.

Sustainable Features: 
Permeable driveway, instant 
hot water heaters, indoor air 
quality control, green roofs, 
solar arrays.

- — ',4?

Site Plan.

Architectural rendering highlighting roof gardens, entry ways and grasscrete 
driveway. Also note the visual interest created by the use of materials and 
varied window orientation.
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Low water plants minimize water consumption and enhance the transition between the front sidewalk and building fa
cade. Permeable paving material reduces the perceived width of a double-loaded driveway, while providing for a more 
comfortable pedestrian path of travel and reducing the amount of visible paving material.

The development contains land
scaping along the project’s public 
edge to create a pleasant pedestrian 
environment

A green roof helps absorb runoff, 
reduces the heat island effect, and 
provides an attractive amenity for 
residents.

The front two homes are configured 
with their main entrance close to the 
sidewalk. This, in addition to a small 
front landscape section and the 
Grasscrete paving material provides 
a good transition from the public to 
the private realm.
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AUBURN 7,
SILVER LAKE 
Mass Architects 
2748 Auburn Street

7 homes built 
Zoning: RD 1.5-1XL

2 levels of habitable flooring.

Only a 5” air gap between 
units requires more 
engineering for earthquake 
protection than a typical 
single family home.

Floor to ceiling windows,

Each unit has an option for 
solar electricity.

Informal agreement with 
the Department of Water 
and Power to use the front 
easement as garden space.

With no walls separating 
the front yard space the 
easement becomes a 
community amenity while 
still retaining the feel of a 
private yard

Variations in massing, window orientation and materials distinguish the dwell
ings.

Interior spaces have a good relationship with the exterior as all units have 
front garden space in the easement. There is a pedestrian path that runs 
between the landscaping and the homes which helps define the edge.
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The front easement features a mix of fruit trees, vegetables and low-water ornamental plants.

Permeable paving (decomposed 
granite) allows the infiltration of storm 
water. Homes feature private patios,

Site furnishings make the develop
ment ’s public areas usable.

Community garden built on space 
leased from DWP
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CULLEN STREET ART 
DISTRICT HOMES, 
Modative
2624 Cullen Street

3 homes built (4 allowed)
(2 single-family and 1 duplex) 
Zoning: RD 1.5

Adjacent Culver City Arts 
District served as inspiration

Rear unit has mother-in-law 
unit with separate entrance

All units have second story 
private deck/balcony

Front home has primary 
entrance oriented to the 
street with generous front 
landscaping to transition 
between public and private

Interior spaces as well as 
doors & windows were 
configured to provide 
privacy between homes and 
adjacent property.

Single-pitched roof has 
southern orientation to 
accommodate future solar 
panel installation

Site plan shows linear configuration with a shared driveway and a pedestrian 
path separate from driveway.

Front unit designed to have excellent orientation to the street with front 
entrance and pedestrian path connected to the public sidewalk, and lush 
front landscaping buffer. Although the second story deck extends away from 
the home, the rest of the massing is pulled away from the street which creates 
a nice transition between public and private space.
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The homes are designed to each have second story private deck space that is pulled away from the property line and 
located above the driveway. This activates the access path while orienting the private spaces away from adjacent 
residential

Rear unit features a double car 
garage for primary home, and a 
single car garage for mother-in-law 
unit with private deck above parking.

Example of how private balcony 
space on the second floor can still 
activate the front of the property near 
the property edge

A striking color on the interior of the 
covered parking provides a strong 
visual link from the sidewalk to the 
rear of the development, creates 
character, and provides a connection 
with the other units
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MALTMAN BUNGALOWS, 
ECHO PARK 
Civic Enterprise Associates 
918 Maltman, Echo Park

17 Homes
(18 units allowable)
Zoning: RD2-1VL 
Zoning Variances: 5 
Zoning Adjustments: 3

Historic bungalows provide 
small compact units.

Porches, visibility, and close 
proximity provide a safe 
environment for residents.

:—

Site Plan.

A smaller truck from a 
private trash company can 
navigate a smaller driveway 
for trash collection.

The utilities are on a mutual 
easement. Units have a one 
car garage; no guest parking 
is provided.

Sustainable Features:
An adapted reuse and/ 
or an historic preservation 
project is inherently more 
sustainable than new 
construction.

Selected by Architectural 
Record magazine as one of 
their 2008 Record Houses.

Restoration preserved the charm of original units.
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Narrow drive preserved front yard space and each unit boasts 1 shade + citrus tree. (Photo Credit: A. Marsh bum)

Pedestrians share central driveway 
with autos.

Orientation and function of front 
door provides transparency and 
bolsters sense of community.

2= ::
== =5 ::

Attached garage with compact 
tandem parking.
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PERLITA MEWS, 
ATWATER VILLAGE 
Corsini + Stark Architects 
4254 Perlita Avenue

23 Homes

Indoor/Outdoor homes are 
organized around interior 
courtyards and designed in 
a Modernist style.

Sustainable Features: 
Grasscrete paving allows 
water to reach the water 
table and reduces pollution 
from runoff.
Clerestory windows provide 
natural ventilation; heat 
rises through the top of the 
townhouse, cooling the 
units.
Fewer exterior walls limit 
the places where heat and 
energy can seep out.

Adaptable units: Units 
can be combined and 
expanded around the interior 
courtyards. More affordable 
than buying one very large 
house. Rear units can be 
separated since they have a 
rear staircase.

Site Plan shows the arrangement of the 23 units, each with a courtyard space.

This home on one of the edges of the project shows the interior courtyard 
space connected to a side yard, providing additional usable open space.
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The development features 23 homes with double-loaded garages on a center access driveway and internal courtyards

The interior courtyard spaces create 
an outdoor room that also provides 
access to light and air for the 
second story.

Rendering of how the garage, 
driveway, and primary entrance 
interact

Rendering of a courtyard created by 
two adjacent buildings. While each 
side is a private patio, joining these 
spaces provides the perception of a 
larger volume of space.
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PREUSS FOUR, 
CIENEGA HEIGHTS 
Danny Cerezo, Architect 
2008 Preuss Road

4 homes built (5 allowed)

Zoning: RD 1.5-1

Average lot size: 1,780-2,560
s.f.

Each unit is 2 stories with 
a 3 bedroom/3 bathroom 
configuration

All homes feature over 400 
s.f. of private open space off 
of the main living level.

Each home also features a 
2.8Kw solar panel system as 
a standard feature.

All hardwood flooring has 
been reclaimed from a barn 
in Tennessee that was slated 
for demolition.

Sustainable features include 
exterior fiber cement siding 
installed as a rain screen 
system, electric vehicle 
chargers, bio-filtration 
planters, and a central 
heating and air is multi- 
zoned to maximize comfort.

Site Plan shows the arrangement of the units with parking accessed via an 
alley and a 6 foot wide pedestrian passageway in the center. Parking for all 
homes is accomplished with a tandem configuration to the rea of the site.

Front elevation shows good height and massing relationship with surrounding 
structures and balconies facing the public sidewalk.
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The front two homes are designed to have an almost typical front yard configuration with a patio and green space 
adjacent to the public sidewalk.

A 6 foot wide pedestrian path through 
the center of the project provides 
both access from the parking and 
common amenity space.

Planters in the front yard allow 
opportunities for landscaping to 
buffer common spaces from private 
spaces.

The pedestrian access path is open 
to the sky providing ample access to 
light and air for each home.
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BUZZ COURT,
SILVER LAKE 
Heyday Partnership 
Buzz Court, Los Angeles, 
90039

6 homes built (6 allowed) 

Zoning: (Q)C2-1VL 

Average lot size: 1,720 s.f. 

Variances/adjustments: 6 ------ PROPERTY LINE S3 DRIVEWAY
SITE PLAN ? 'P T tP -------- GATE m LANDSCAPING

Each home is 3 stories with 
a rooftop deck as amenity 
space

Site Plan shows the arrangement of the units in a unique zigzag pattern that 
staggers the home placement on either side of the narrow lot.

The zigzag pattern allows for 
greater separation between 
units and creates an added 
sense of privacy for rear 
units

Common maintenance 
agreement for driveway, 
access gate, trash area, and 
landscape

Additional notes: Certified 
LEED Platinum, Permeable 
Driveway, Solar Arrays, 
Instant Hot Water Heaters, 
Indoor Air Quality Controls, 
Exceed Title-24 by >30%, 
Green Roofs.

The primary entry of the front home is clearly delineated by landscape 
planters and the massing of the facade. A second floor balcony brings an 
element of private space into the public environment, activating both the front 
facade and the sidewalk of this more urban streetscape.
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The Buzz Court project is located along a more urban streetscape than other small lot development. As a result, the 
architects design a facade that looks more commercial than residential while still placing residential elements like a 
balcony on the front facade.

The unique spatial arrangement of 
the development causes the homes 
to have a staggered effect, making 
the spaces between buildings seem 
more open.

The facade treatment provides 
for a visually interesting and 
appealing display at night. The 
shading element provides privacy 
for the residents while still allowing 
light to be displayed along the 
sidewalk. The front entrance is 
clearly illuminated for safety and 
delineation.

While the homes are configured 
to provide adequate access to the 
garages for cars, the interior spaces 
are arranged so that windows and 
balconies do not directly face each 
other. This creates a better sense of 
privacy for homes that are closely 
spaced.
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EDGECLIFFE TERRACE, 
SILVER LAKE
Green City Building Company 
1372 Edgecliffe Drive, Los 
Angeles

4 homes built (4 allowed)

Zoning: RD1.5-1VL

Average lot size: 1,840 s.f.

Variances/adjustments: only 
an “early start” variance

Key design elements include site Plan shows the arrangement of the units on the narrow lot with ample
corner glass, natural cedar front yard landscaping and a large balcony/deck for the rear unit
siding, and metal exterior 
accents.

The front and rear houses 
have ground level open 
garden space, while all units 
have rooftop terraces.

The project was designed 
to be neighborhood 
appropriate, with deferential 
massing by cutting the 
garages into the up-slope 
and providing a significant 
third floor setback.

A 35' front yard building line 
setback was provided and 
landscaped.

Three existing decades-old 
street trees were preserved 
as part of the project. The slightly sloping site resulted in the units having a “stacked” configuration 

and the garages being cut into the slope. A 35 foot front setback was 
provided
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The site has a two story building on one side and a single story residence on the other. As a result, the mass and height 
of the buildings are located on the side adjacent to the two story building.

The entries for each individual home 
are separated from the driveway 
and have a direct connection to the 
public sidewalk.

The view from the rear deck shows 
how the units are “stacked” to follow 
the slope of the site. All homes also 
have window orientation over the 
driveway to help activate the space.

Interior spaces are organized around 
access to light and air with large 
windows and a balcony (front unit)
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VESPER VILLAGE, 
VAN NUYS
Ken Stockton, Architects 
Silverberg Development Corp.
14550 West Kittridge Street

i
16 Homes
(51 units allowable)
Zoning: CR-1VL-CDO 
Zoning Variances: 3 
Zoning Adjustments: 4

Built prior to the Small Lot 
Ordinance, this development 
provided the framework 
for the passage of the 
Ordinance,

Was a result of community 
opposition to new apartment 
complexes. Individual 
owner-occupied homes 
were preferable. Small 
Lot subdivision was a 
compromise.

I-

Site Plan.

The utilities are on a mutual 
easement. Units have a one 
car garage; no guest parking 
is provided.

Has a 3-foot separation 
between homes.

Uses a very modest annual 
maintenance fund for the 
driveway and mail boxes. No 
home owners association.

Three-foot-deep front yards soften the transition from stucco facade to hard- 
scape drive.
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The 26-foot width between homes is syncopated with a 32’ distance occurring at the garage/parking. This articulates 
the massing of the buildings and prevent the pedestrian from feeling “boxed in”.

Two-foot separation between homes. Pedestrian environment along the 
edge of the development features 
pleasant landscaping and trees.

Open sight lines to front doors.
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APPENDIX A
VENICE SPECIFIC PLAN VERIFICATION

The community of Venice has a refined set of small lot guidelines that are based on the 
Venice Coastal Specific Plan. A summary follows. Architects and developers proposing 
a small lot project for Venice should consult the Specific Plan, and where it is not explicit, 
refer to the Los Angeles Municipal Code, including the Small Lot Ordinance.

1. Parking: Required parking for subdivision projects shall be based on the parking 
requirements pursuant to the Venice Coastal Specific Plan—2 or 3 spaces, depend
ing on lot width. Each new lot resulting from a small lot subdivision that contains 
one unit will fall under the “single family dwelling” category in the Specific Plan. For 
purposes of parking calculations, small lot subdivisions shall be considered “less 
than 40 feet in width, or less than 35 feet in width if adjacent to an alley.” Where 
new lots resulting from a small lot subdivision include multiple units on a lot, they 
shall provide 2.25 parking spaces for each dwelling unit.

2. Driveways: All driveways and vehicular access shall be from the alleys, when pres
ent. When projects abut an alley, each newly resulting subdivided lot shall be acces
sible from the alley and not the street. Exceptions may be made for existing struc
tures where alley access is infeasible.

3. Setbacks: Front, rear and side yard setbacks abutting an area outside of the 
subdivision shall be consistent with the Specific Plan, where it sets limitations. This 
includes locations in which new lots abut a lot that is not created pursuant to the 
Small Lot Subdivision Ordinance and not part of the project, or where the lots abut 
a waterway or street.

4. Multiple Lots: Existing lots may be subdivided into multiple lots so long as the av
eraged newly resulting lot size is equivalent to the minimum requirement for “lot area 
per dwelling unit” established for each residential zone in the LAMC, pursuant to the 
Small Lot Subdivision Ordinance.

5. Multiple Units: Lots subdivided pursuant to the Small Lot Subdivision Ordinance 
shall be limited to one unit per resultant lot, unless the lot size is large enough to 
permit additional units based on the “lot area per dwelling unit” calculation estab
lished for each residential zone. In no case may a newly resultant lot contain more 
than three units. Generally, the combined density of the newly resulting lots shall 
not exceed the permitted density of the original lot, pre-subdivision. For Subareas 
of Venice that restrict density by limiting the number of units on a lot by a defined 
number, the resulting density from multiple lots may increase the originally permitted 
density on one original lot. Unit restrictions prescribed for Subareas shall still apply 
to individual resulting lots, but not over the entire pre-subdivided area.
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VENICE SPECIFIC PLAN VERIFICATION 
(CONTINUED)

6. Affordable Replacement Units: Projects in some Subareas of Venice are required 
to provide “Replacement Affordable Unit(s)” as defined in Section 5(T) of the Specif
ic Plan when there are any units in excess of two units on newly resulting single lots. 
The requirement to replace an affordable unit will increase the number of units that 
would otherwise be permitted under the Small Lot Subdivision Ordinance only when 
the development includes three units on a lot. Mello Act requirements to replace 
affordable units still apply in all circumstances, and consistent with the Specific 
Plan, any affordable replacement units shall be replaced on the small lot subdivision 
project site.

7. Density: Density shall not exceed the density permitted by zoning of the original lot, 
which is the “lot area per dwelling unit” restriction for each zone as determined by 
the Venice Coastal Specific Plan, or when not explicit in the Specific Plan, the Los 
Angeles Municipal Code.
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APPENDIX B
PRE-FILING PREPARATION LIST AND MEETING FORM

Small Lot Meeting Request:

Prior to Meeting:
Our goal is to ensure that your meeting goes as smoothly as possible. In preparation for 
your time with the Planning Department staff, please carefully read through, complete, and 
return (electronically) two (2) business days prior to your appointment day, the required in
formation contained in this checklist to ensure that items that need attention are addressed 
during the course of the meeting.

1. Read through Small Lot Ordinance No. 176354. You can find it on:
• http://cityplanninq.lacitv.org/
• click on Policy Initiatives
• click on Housing
• click on Small Lot Subdivision (Townhome) Ordinance 

or
• Full address:

(http://citvplanninq.lacitv.orq/Policvlnitiatives/Housinq/Small%20Lot/SmallLot-
DesiqnGuide.pdf)

2. Also, read through:
• Small Lot Guidelines
• FAQ sheet
• Notes

3. Bring 3 copies each of the following:
• Small Lot Meeting form (pages 2 and 3)
• Full ZIMAS property report with map (http://zimas.lacitv.org/
• Site or Plot plans with dimensions, lot areas, driveways, etc.
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PART 1: GENERAL INFORMATION
Fill in the following information and return this form to the at least two (2) business days prior to your 
scheduled meeting date.

Case Number:
(if applicable)

Address / Location / 
Neighborhood:

Case Planner:
(if applicable)

Project Description:

Objective from meeting with 
UDS, Subdivision or 
Expedited:

PART 2: SUPPLEMENTAL DOCUMENTATION
Provide the following materials (if available) in electronic/digital format. (Email is preferred)

1. Entitlement Application
2. Project Architectural Plans (Floors/Elevations/ Sections)
3. Site Plan
4. Site Photos, and Adjacent Property Photos
5. Aerial Photos
6. Landscape Plans
7. Radius Map
8. Zoning Map
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PART 3: PROJECT DESCRIPTION

Name(s)/relationship of people presenting the proposed project:

Name:_____________________________
Company:__________________________
Phone:_____________________________
Email:______________________________
Owner_Enqineer_Developer__Architect
Other:_____________________________

Name:_____________________________
Company:__________________________
Phone:_____________________________
Email:______________________________
Owner_Enqineer__Developer__Architect
Other:______________________________

Existing Zoning:_________________ Proposed Zoning: ___________________

Applicable uses on adjacent properties

Single family Apartments Commercial Condos

Industrial School Park Other:____________

Proposed number of lots and units: ______________

Proposed number of guest parking spaces on-site: (if applicable) ______________

Front yard setbacks on adjacent and nearby properties: ______________

Proposed lots range in area from:_____________sq. ft. to:________________ sq. ft.
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FREQUENTLY ASKED QUESTIONS

Does the Small Lot Ordinance require a home owners association?

No, you do not need a home owners association (you can have one if you like). Instead, 
you can use a maintenance association formed to maintain the areas used in common,
e.g. driveways, landscape, trash location, etc.

Do you have to identify each proposed lot?

Yes. You need to show the lot lines on the tract map or parcel map for all proposed lots 
and must indicate the front yards of each.

What do I do with common areas such as parking and landscape?

You can record reciprocal easement in these common areas.

Can parking spaces be separate from dwellings?

Yes. Parking spaces may be grouped together on a separate lot within the boundaries of 
the tract or parcel map. You may not place grouped parking under the development - the 
lots must remain fee simple.

What is the minimum size a lot can be?

Small lots must be at least 600 s.f.

Does this Ordinance apply to R2 Zoning?

This Ordinance almost never applies to R2 Zoning. Please consult the Department of City 
Planning Geoteam if you are considering an R2 lot.

What about setbacks required for the Small Lot Ordinance?

No front yard setbacks are required within an approved small lot subdivision. However, a 
five foot setback is required from any property adjacent to the perimeter of the small lot 
tract or parcel map.
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What about fences and walls?

Fences and walls within 5 feet of the front lot line (see FAQ above) shall be no more than 
42 inches in height. Fences and walls within five feet of the side and rear lot lines shall be 
no more than 6 feet in height.

Why are you asking for all of the setback dimensions during the tract or parcel 
map approval process?

If you wish to begin construction before the final map records, then you must also file a 
Zoning Administrator Case for all setbacks that deviate from the Los Angeles Municipal 
Code as if the Lots have not recorded.

What are the requirements for tract/parcel map filings?

1. Tract maps must be filed as Vesting Tentative Tract Maps with accompanying site 
plan layout, elevations and other illustrative information. Site plan layout is to be 
superimposed on proposed lot lines.

2. Parcel Maps must be filed with accompanying site plan layout, elevations and other 
illustrative information. Site plan layout is to be superimposed on proposed lot lines.

3. Entitle tentative map or preliminary parcel map:
“Vesting Tentative Tract Map No.______(or “Preliminary Parcel Map No.______ ”)
for Small Lot Subdivision Purposes”

4. Each Tentative tract or Preliminary parcel map must include:

“NOTE: Small Lot Single Family Subdivision in the_____Zone, per Ordinance No.
176,354.”

What are requirements for the maps?

1. Reciprocal easements: Easement(s) outside of the building envelopes shall be 
identified for any underground utilities - water, sewer, gas, irrigation etc. - that serve 
all homes and must cross over other lots to serve those homes.

2. Easement(s) outside of building envelopes must be identified for electrical, cable, 
satellite, telephone or similar lines for the same reason.

3. Easement(s) outside the building envelope must be identified for vehicular, 
pedestrian access across lot lines: and drainage across property lines.
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When can I submit construction drawings to the Department of Building and 
Safety for Plan Check?

The Department of Building and Safety will ONLY accept construction drawings for 
Plan Check after the effective date of the Advisory Agency approval under the Small Lot 
Ordinance of a subdivision for the division of land (Tract or Parcel Map). The early submittal 
must be accompanied by an effective Zoning Administrator determination specifically 
permitting deviations from the Zone Code for setbacks/separation between buildings as if 
the map has not recorded.

How long will it take to get my plans approved?

We advise that you check with the Department of Building and Safety for their Plan Check 
procedures (including expediting review); with the relevant Geoteam in the Planning 
Department for the subdivision approval times. Projects may pay an extra fee for expedited 
review through the Planning Department’s Expedite Section - the procedure takes 
approximately 90 days.
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APPENDIX C
SAMPLE SUBDIVISION LAYOUT

Include in Notes 
Section:
"Note: Small 

Lot Single Family 
Subdivision in
the__Zone,
pursuant to 
Ordinance No.

VESTING TENTATIVE 
TRACT MAP for SMALL LOT 
SUBDIVISION PURPOSES1

SETBACK CHART
LOT
#

Front
Yard

Rear
Yard

Side Side

1 X’ X’ X’ X’
2 X’ X’ X’ X’
3 X’ X’ X’ X’
4 X’ X’ X’ X’
5 X’ X’ X’ X’

176354"

Show building 
footprints and 
label lots

Indicate 
setbacks for - 
all front, rear, 
and side yards

Indicate location of 
any guest parking

LOT 1 | £ LOT 4
T

2 1 £

LOT 2

py-E LOT 3

■TO"

2
4—

-S'*

w'-f
- 4

LOT 5

LOT 6

Designate 
front yards for 
each lot

Indicate
property
lines

/

indicate
trash
collection
areas

Label "community drive way/fire lane" (including 
dimensions), and identify any easements outside the 
building envelopes (e.g. pedestrian ingress/egress, 
emergency access, utilities)

4
N

1. All other information required by Sec. 17.00 for ft ling is also required but is not shown in this example.
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For more information about the City of Los Angeles Small Lot Subdivision Ordinance, 
Small Lot Design Guidelines, and additional resources, visit the following:

Small Lot Subdivision Ordinance:
http://clkrep.lacitv.ora/onlinedocs/2004/Q4-1546 ORD 176354 01-31-2Q05.pdf 

Small Lot Design Guidelines:
http://urbandesignla.com/resources/SmallLotDesignGuidelines.php

California Green Building Standards Code (Cal Green): 
http://www.documents.dgs.ca.gov/bsc/CALGreen/2Q10 CA Green Bldg.odf

City of Los Angeles Low Impact Development Best Management Practices Handbook: 
http://www.lastormwater.org/wp-content/files mf/lidhandbookfinal62212.pdf

Standard Urban Stormwater Mitigation Plan (SUSMP) and Low-Impact Development (LID) 
Ordinance (No. 181899):
http://clkrep.lacitv.org/onlinedocs/2009/09-1554 ord 181899.pdf

Storm Water Pollution Control Ordinance (No. 173494): 
http://clkrep.lacitv.orq/onlinedocs/1999/99-242Q ORD 173494 09-14-2000.pdf

Landscape Ordinance (No. 170978):
http://clkrep.lacitv.org/onlinedocs/1992/92-0043 ORD 170978 04-03-1996.pdf

Alternative Paving Material Ordinance (No. 182431): 
http://clkrep.lacitv.org/onlinedocs/2011/11-1331 ord 182431.pdf

http://clkrep.lacitv.ora/onlinedocs/2004/Q4-1546_ORD_176354_01-31-2Q05.pdf
http://urbandesignla.com/resources/SmallLotDesignGuidelines.php
http://www.documents.dgs.ca.gov/bsc/CALGreen/2Q10_CA_Green_Bldg.odf
http://www.lastormwater.org/wp-content/files_mf/lidhandbookfinal62212.pdf
http://clkrep.lacitv.org/onlinedocs/2009/09-1554_ord_181899.pdf
http://clkrep.lacitv.orq/onlinedocs/1999/99-242Q_ORD_173494_09-14-2000.pdf
http://clkrep.lacitv.org/onlinedocs/1992/92-0043_ORD_170978_04-03-1996.pdf
http://clkrep.lacitv.org/onlinedocs/2011/11-1331_ord_182431.pdf
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“he Crty of Los Angeles Genera1 Plan Framework Element 
and each of the City's 35 Community Plans promote 
architectu-ai and desigr exce* ence in buildings, landscape, 
open space, and public space They also stipulate that 
preservation of the City's character and scale, including 
its traditional urban design form, shall be emphasized 
in consideration of future development. To this end. the 
Citywide Design Guidelines have been created to carry out 
the common design objectives that maintain neighborhood 
form and character while promoting design excellence and 
creative infill development solutions

The Citywide Design Guidelines serve to implement the 10 
Urban Design Principles, a part of the Framework Element. 
These principles are a statement of the City's vision for the future 
of Los Angeles, providing guidance for new development and 
encouraging projects to complement existing urban form in order 
to enhance the built environment in Los Angeles. While called 
"urban", the Urban Design Principles reflect citywide values to 
be expressed in the built environment of the City, establishing a 
design program for the City. They are intended to embrace the 
variety of urban forms that exist within Los Angeles, from the 
most urban, concentrated centers to our suburban neighborhoods.



Relationship to Adjacent Buildings
1 Ensure that new buildings are compatible in scale, massing, style, and/or architectural 

materials with existing structures in the surrounding neighborhood. In older neighbor
hoods, new developments should likewise respect the character of existing buildings 
with regards to height, scale, style, and architectural materials.

2 For RD1.5, RD2, R3, R4, RAS3, and RAS4 developments, apply additional setbacks in 
side and rear yards abutting single-family and/or R2 zoned lots.

3 Where multi-family projects are adjacent to single-family zones, provide a 
sensitive transition by maintaining a height compatible with adjacent buildings. 
Mitigate negative shade/shadow and privacy impacts by stepping back upper 
floors and avoiding direct views into neighboring single-family yards.

RECOMMENDED

\e/v ce e.ocmer- 
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theme - re-ghbc'hcec

NOT RECOMMENDED

A
Scale, height, 
and architectural 
style incompatible 
with adjacent 
development
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L.A.'s Small Lot Homes: Destroying 
Low-Rent Housing, Restoring the 
American Dream, or Both?
(http7/www.kceLorg/news/agenda/planning/los-angeles-small-lot-homes html)

by Chase Scheinbaum 
February 9, 2015 3.25 PM

Raquel Arias and her son, James, at their Silver Lake bungalow, which a developer wants to 
replace with small lot homes. | Photo: Chase Scheinbaum

This story has been published in tandem with a segment for KCET's award-winning TV show 

"SoCat Connected. " Watch it here now.

When Raquel Arias' Silver Lake bungalow is demolished, the last remnants of her disappearing 
neighborhood will be gone.The 35-year-old has lived in a rent-controlled house on the comer of North

http.//www.kceborg/news/agerida/planning/los-angeles-small-lot-homes.htmI 6/3 0/2015
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Coronado and Marathon streets her entire life. Her parents, whom she lives with along with her
4-y ear-old son, have liv ed on the same lot even longer

Over the years, she has watched her immediate neighborhood make a familiar transformation. The 
low-income Hispanic neighbors ha^e moved out in search of lower rent, and the immediate area has 
become younger, whiter, more Asian, and more affluent. If it weren't for rent control, she, a laid-off 
school district employee, and her parents, a housecteaner and valet, wouldn't be able to afford their 
two-bedroom home.

"I'm one of the few people that's still around since I grew up," said the soft-spoken woman with deep 
brown eyes and straight brown hair. "Everything around here is like triple the amount of rent that we 
pay."

Story Continues Below

Support KCET

Come August, the family will move aside for a controversial new housing type that has been available 
in L.A. just ten years: a small lot subdivision. Many small lot homes are sleek and boxy, clearly of a 
different lineage than surrounding bungalows, apartments, or condos, and frequently fetch upwards of 
three-quarters of a million dollars. On Coronado Street, the property owner wants to level a duplex 
and a fourplex to build 10 independent homes, a project approved by the city last fall.

Three other families living on the property have already left. "They weren't happy at all." Arias said. 
Initially, they resolved to fight the development but eventually settled for relocation fees. "They were 
intimidated, I guess, so they decided to sign." Now Arias and her family are the sole tenants.

They have been permitted to live on the property for one additional year because her parents are 
senior citizens and her four-year-old son, James, is mentally disabled. His condition requires round- 
the-clock care. Beyond the inconvenience and sadness of leaving her neighborhood, he is reason 
enough to want to stay. His neurologist is just two miles down the road and another therapist he 
sometimes sees is also nearby. Moving will likely require Arias to find new doctors for the boy, a 
disruption she would rather forego. She has applied for low-income housing, but it could take until 
mid-November to get a final response, which would be more than two months past the eviction date

FROM KCET'S EMMY-WINNING ARTS AND CULTURE TV SERI E
GET SOCAL ARTS INFO WEI
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http.7rwww.kcet.org/news/agenda/plannmg/los-angeies-smali-lot-homes.htmi

http://http.7rwww.kcet.org/news/agenda/plannmg/los-angeies-smali-lot-homes.htmi


L. A's Small Lot Homes: Destr g Low-Rent Housing, Restoring th nerican Dream,... Page 3 of 10

A small lot subdivision in Los Angeles. City planners say developments like these could 
make homeownership a reality for more Angelenos. But some residents say the homes are 
ruining the character of neighborhoods. | Photo: Lata Pandya

Arias felt helpless when she first learned she might have to leave. '! didn't know what was going to 
happen or who to turn to," she said. But word of her predicament spread to neighbors who have 
rallied to help. More than 170 of them signed a petition against the development, and they've gone as 
far as measuring the grade and width of streets to disprove facts used in the project's approval. They 
don't want tc see her leave. And in a larger sense, the proposed development has touched a nerve. 
They — like numerous residents across L.A. — have grown frustrated with the boxy homes they say 
are a new form of mansionization ruining the neighborhood's character.

And the homes are multiplying. Last year through November, the latest data available, 37 small lot 
developments were approved - the most of any year yet. Silver Lake has its share of small lots and 
residents say developers are coming to them with ever more cash offers. "A lot of affordable housing 
being destroyed," said Anne Hars, a neighbor who has helped lead the Coronado Street fight. "A lot of 
people really hate this architecture that's going up," she said. "They just loom over everything."

Some academics say the ordinance could help lower L.A.'s exorbitant home prices and help 
accommodate a growing population, a mandate issued by Mayor Eric Garcetti. But from Arias's 
vantage, it doesn't seem fair. "Everywhere you go, you see these big ugly apartments and they're super

hnp://www kcet.org/news/agenda/planning/los-angeles-small-lot-homes.html
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expensive," she said 'Where before there used to be nice little stores, now there are only luxury 
apartment complexes. It s losing its beauty ."

* * * * *

Arias surely isn’t alone. Angelenos have made way for at least some of the more than 2.000 small 
homes that have gone up since they became legal in 2005. Though they are dispersed across the city, 
many developments have sprung up in increasingly pricey neighborhoods like Echo Park, Highland 
Park. Silver Lake, and Eagle Rock. To some, that seems odd, given the city's claim that small lots are
"more affordable."

L.A. is among the priciest cities in the U.S. to buy real estate, and has one of the lowest rates of 
homeownership in the country. Which is exactly why city officials dreamed up small lot homes. The 
ordinance was intended to create more homes thereby driving down home prices and growing the 
city's housing stock. As an added benefit, the homes themselves were expected to be less expensive 
than comparably sized single-family residences (because they sit on smaller plots) or condos (because 
of monthly fees).

The more small lots we build, the more affordable home prices will become, said Richard K. Green, 
director of USC's Lusk School of Real Estate. "If this is done enough it could have a big upside," he 
said.

Green believes the ordinance is a sound way of growing a denser city. "We need to figure out how to 
shoehorn more houses into L.A." Though he would like to see more protective laws for people like 
Arias, he said the ordinance may be a necessary evil. "When we make policy changes, there are 
always winners and losers. Most things are win-lose, and if you have more winners than losers maybe 
that's okay.”

Jake Wegmannn, an architecture professor who has studied L.A.'s zoning, agreed. "The trouble with 
these things is that we focus on the people who get displaced but it's harder to see the effects of people 
who don't get housing there," he said. "You're hearing about the costs of moving forward with the 
development, but consider the consequences of doing nothing."

As for affordability, it's relative: small lots generally cost between $500,000 and $850,000 for 
between 700 to 2,500 square feet. (The median single-family home price in the city of L.A. is 
$526,000, according to Zillow) Where Arias's rent-controlled bungalow stands today, a developer

http-/ www.kcet.org/news/agenda/planning/los-angeles-small-lot-homes.html
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plans to build 10 three-bedroom homes that will be priced at up to three-quarters of a million dollars

Still, thanks to the ordinance, Wegmann said, that price may not be as high as it sounds. "Its one of 
the few tools 1 can see that will result in family-friendly and middle income or upper middle income 
housing that is affordable to a couple making good salaries, rathet than someone with a multi-million 
dollar inheritance.

* * * * *

The Small Lot Subdivision Ordinance reduced minimum lot sizes from 5,000 to 600 square feet on 
land zoned for commercial uses, apartments, condominiums, duplexes, or bungalow courts, and 
reduced setbacks so homes could more closely abut neighbors and sidewalks. And in their short lives, 
the resulting homes have often been admired.

To cite some examples, the Architect's Newspaper fawned that they offer "a rare dose of optimism for 
the city's developers and architects," and noted that many "sport a decidedly modem aesthetic." Dwell 
and the L.A. Times have likewise gushed over them, and this article in Urban Land Magazine credits 
L.A.s innovative law with spurring the creation of homes that "appeal to a discerning market of 25- to 
50-year-old urban professionals...who seek a more urbane lifestyle in a walkable neighborhood."

But it's clear that many Angelenos find them unattractive. An internal document shows that city 
officials report that the public often views small lots as oversized, out of place, and inconsistent with 
their surroundings.

Silver Lake's band of critics does not object to all of the diminutive homes. They do object to the 
homes' minimal setbacks, that developers are permitted to squeeze so many units together, that small 
lots are permitted adjacent to single-family houses, and that low-income residents can be displaced.

City Councilman Tom LaBonge is a critic himself. In 2013, he entered a motion to rewrite the 
ordinance, saying the homes have "disrupted the character of existing neighborhoods." It failed to 
pass.

* * * * *

Joe Ryan Ferrell's Waverly Drive home in Silver Lake is ground zero for small lot development. At 
the moment, single-family homes line his street, but that could quickly change. A developer intends to

http //wwv/ kcet.org/news/agenda/planningdos-angeles-small-lot-homes.htmi
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build small lots immediate!) next door, and different developers have made cash offers on his house, 
the single-family home next door, and another property a few doors down, apparently all with the 
hopes of subdividing into small lots A development called Buzz Court already stands around the 
corner, and near that one. another is under construction.

"My neighborhood is getting slammed with these. Almost every one has a cash offer," said the lanky 
29-year-old member of the Silver Lake Neighborhood Council. The small lot boom began on his 
street in 2009 with the construction of a development named Auburn 7. Like this flattering Dwell 
magazine article, Ferrell doesn't object to these seven small homes. To him, they're the ''gold 
standard," partly because a hillside location makes them appear shorter than they are and he finds the 
design attractive. Additionally, a parcel of green space (owned by Los Angeles Department of Water 
and Power) sets them far back from his street. Ferrell points out, though, that the green space makes 
Auburn 7 an exception to the rule — an average development will not luck into an adjacent, 
undeveloped green space

The Auburn 7 small lot home development in Silver Lake. | Photo: Lata Pandya

Just down the road, though, on a commercial stretch of Glendale Boulevard, lies a development that 
shares none of the charms of Auburn 7, Ferrell believes. That's the site of SL70, a development of 70 
small homes that he said are too dense. With so many units, the development dominates the area. 
"They look cheap," he said. "They're right on top of each other."

http://www.kcet.org/news/agenda/pIanning/los-angeles-sinall-lot-tiomes.html
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A few minutes away in Hollywood, at Fountain and Gower, another development is under 
construction that Ferrell believes is poorly designed. It is taller than surrounding single-family homes, 
and it seems a person standing on a balcony would be able to peer right into a neighbor's backyard or 
kitchen window

"Whoever came up with this did not think about the consequences," Ferrell said. "Instead of 
McMansions, you're getting five houses on the same lot."

* * * * *

An artist's rendering of the proposed Coronado Street development shows modern-looking 
townhouses with large windows. Neighbors see much more. To Hars, Arias' neighbor, the design is 
totally incompatible with the surroundings. "We didn't object to modem design, it's modern design on 
steroids that we objected to," she wrote in an appeal to the city, which was denied in January'.

Neighbors have also voiced concern that the development would be taller than surrounding structures, 
cut off neighbors' view of the setting sun, Hollywood sign and Griffith Observatory, doesn't provide 
enough green space, and be out of keeping with the "architectural character" of Silver Lake.

An artist's rendering of the small lot home development slated to replace Raquel Arias' home 
in Silver Lake. | Photo: Chase Scheinbaum

http://www.kcet.org/news/agenda/piannmg/ios-angeies-smalI-lot-homes.html
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"In a funny way, 1? exemplifies what is so awful about this ordinance," said Heather Carson, a 
member of the Silver Lake Neighborhood Council. Carson and others stress that they are not against 
small lots perse, but that they see many similarly undesirable proposals. "I've seen projects from over 
30 developers and they all look the same." she said. There are other frustrating resemblances: 
Developers want to use minimum setbacks and maximum dimensions of width and height. That 
approach might work in one neighborhood, but not another, she said, but the ordinance doesn't see it 
that way. “What Silver Lake needs is not what West Los Angeles needs Everybody's affected 
differently."

Raff! Shiranian, who is behind the development at North Coronado and Marathon streets, takes 
another view of the project. "This piece of property was a dumping ground. There was a homeless 
person living there," he said. Shiranian points out that zoning allows for 18 units but he has opted to 
erect just 10. Designing a development in closer keeping with the neighborhood is "impossible," he 
said, when the surrounding buildings, many built early last century, are so different. "We believe we 
are doing a project that enhances the community and be as sensitive as we can to maintaining the 
character of an old neighborhood and do a responsible development."

X X * X *

The ordinance has its roots in a study done in the late '90s, when Los Angeles was deep in a housing 
crisis it has yet to emerge from. City leaders dispatched a task force of more than 100 academics, 
advocates, and government representatives to determine the scope of L.A.'s problems and recommend 
solutions. In 2000, they produced a report noting that L.A. had one of the lowest homeovvnership 
rates in the country and that, despite a growing population and increasingly unaffordable homes, 
housing production was at a "standstill."

The task force concluded the city could alleviate this problem by allowing more small "beach-style 
lots" like those in Santa Monica and Venice. Doing so, they wrote, "would allow more families to 
achieve the American dream of homeovvnership."

Thus was bom the idea, said the ordinance's author, Jane Blumenfeld, who retired as acting deputy 
director of tire planning department in 2010. "It gave people an opportunity to own fee simple single
family homes in a neighborhood they wouldn't otherwise be able to afford," she said. "Compared to 
surrounding single-family homes, these were more affordable."

(It's a common misconception that the ordinance was intended to increase density; small lot

http.//www.kcet.org/news/agenda/plannmg/los-angeles-smali-lot-homes.htmJ
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developments ma> increase or decrease density compared to what stood before Following the study, 
city planners devised measures for numerous things, including affordability and density. Blumenfeld 
said, but the small lot ordinance was not one of them. "In L.A., the housing situation is so complex 
there is never going to be one magic bullet to fix it all,' she said.)

In practice, the result has been just what planners imagined back then, said Simon Pastucha, a senior 
L.A. city planner The goal was creating something you can step into out of the rental market and go 
into homeouTiership in some cases, it has generated chat kind of opportunity."

Lisa Webber, a department spokesperson, said the ordinance is not a part of re: code L.A., a huge 
effort to overhaul city zoning currently underway. And while the city has no plan to revise the 
ordinance,' We're open to modifying it now that we've had some time to see how it's working out."

To Ferrell and others who do not like that small lots can be plunked in residential areas. Pastucha 
would point out that local zoning allows for apartments and condominiums. "It's an area that's long 
been planned to be denser, but nobody's used to it." When city planners determine zoning, they plan 
for what the city might want or need in 25 years. "Now we're getting to a point where the population 
and economics are there," Pastucha said.

* * * * *

Arias and her neighbors are not finished. They plan to fight their lost appeal in City Hall and, if 
necessary, superior court. But, barring action by city leaders or a judge, Arias and her family will 
have to pick up and leave by August 20.

She has watched her neighbors move to Lancaster and Palmdale, where rents are lower. But the 
family is considering moving to South L.A.. where they have relatives, or relocating to Nevada. 
Should they choose to stick around their hometown, they will be entering the worst rental market in 
the U.S., where renters spend far more than the commonly recommended 30 percent of income.

Strangely, if academics and city planners are right, demolishing her house — and many others like it - 
will someday lead to more affordable housing. It isn't clear when that day will come, though, and it 
probably won't be soon enough for Arias.

"1 think it's time to leave L.A.," she said.

http://www.kcet.org/news/agenda/planrnng/los-arigeles-small-lol-homes.html
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Raquel Arias and James outside their rented Silver Lake bungalow. Unless she and her 
neighbors can defeat a proposed development, Arias will have to find a new place to live by 
August 20. | Photo: Chase Scheinbaum

More: Map: Where Are L.A.'s Small Lots Being Built?
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In urban LA., developers are building trendy homes on tiny 
lots
The latest in Los Angeles residential development. Clusters uf skinny dnylr-umtii, homes i 1 
the city's hippest neighborhoods 
July 13, 2013 1 By Andrew Khouri

Just north of downtown Los Angeles, skinny homes on tiny 
lots are sprouting from the hillsides — a building boom of 
miniature proportions.

The rectangular structures come in clusters of six or 15, or 
even 70, and developers are racing to build them in trendy 
Silver Lake and Echo Park. The/re eyeing younger home 
buyers who crave hip cafes and proximity to work but don't 
want a sky-high condo ora Craftsman bungalow.

The so-called small-lot homes speak to a growing desire for 
a more compact and walkable Los Angeles, while still 
clinging to the single-family ideal that spread outward from 
downtown over the last century. The homes often have a small patio or roof deck but no backyard. The 
buyer owns little land beyond what sits beneath the house, a tiny footprint that cuts the cost in pricey 
neighborhoods.

Echo Park Tableaux 
Knucrnber 3,2002

I.A. Council Extends Silver Late, Echo Park Building... 
May 23.1985
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Business

"it's sort of the iPhone or Prius of homes,1' said Christian Navar, co-founder of L.A. architecture firm 
Modalive, which designs the projects and hired five more employees this year to handle the boom.

The Saguaro
$95.20 Book now 
Booking.com

In the next 18 months, builders will break ground on roughly 250 small-lol homes in Silver Lake, Echo 
Hark and northeast LA., said Chris Gomez-Ortigoza, a land broker specializing in the deals. And the 
trend is spreading toother neighborhoods including Studio City, North Hollywood and Toluca Lake.The 
homes typically fetch between $500,000 and $800,000.

Robert Kim is among the buyers whom developers are looking to attract. The 35-year-old had grown 
tired of his 16-mile commute from Brentwood to his job at the historic Park Plaza Hotel, across from 
MacArthur Park. So Kim began looking for a new home, finally settling on an airy, modem Echo Park 
three-bedroom for $669,000 instead of a "fixer-upper."

Real_cstate 
Echo Park 
Not Jivo_wcb

"! wouldn't have the time or patience to do that," he said.

When Kim moves into his new small-lot home next month, he'll cut his commute to three miles and 
avoid the Santa Monica and San Diego freeways during rush hour.

The Echo Park project was developed by Planet Horae Living of Newport Beach. Seven of what will .soon 
be fifteen homes, priced between $669,900 and $768,394, have already sold. And the developer plans to

http://articles.laumes.com/2013/jul/l3/business/la-fi-3mall-lot-homes-20130714
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break ground on about 45 more small-lot homes in the next td months in Silver Lake and Echo Park, said 
Michael Marini, Planet Horae's chief executive.

"I love this area," Marini said, shortly after luncmng with his wife at an Echo Park restaurant known for 
its small plates of sustainably grown produce and meat.

Builders usually pack in two or three bedrooms, stacked in two or three stories. Size typically ranges front 
1,000 to 2,000 square feet, allowing for a spacious living room and kitchen on an open flour plan.

The homes are clustered in mini-communities, a modern twist on L.A.'s famed bungalow courts. There 
are no shared walls, but neighbors are separated by mere inches. Developers enclose the miniature gap 
between the homes to keep out water and unwanted critters, giving the impression of town houses.

Such projects grow from a 2005 Los Angeles city- ordinance that aimed to add more affordable for-sale 
housing — at least by LA. standards — in densely packed neighborhoods. It lets developers carve up a lot 
zoned for multi-family use into small single-family plots, allowing multiple homes with separate 
foundations. The regulations chopped the minimum single-family lol size in those areas from 5,000 

square feet to 600 square feet. The city of Glendale is now considering a similar ordinance.

Unlike condo owners, residents of small-lot homes own a plot of land, which makes financing easier for 
both builders and home buyers. And although sraali-lot owners do pay a monthly fee for common area 
upkeep, it's typically much less than homeowners' association dues at condo developments.

16.1% 2014 Annuity Return *
advisonvorld.CQfn/Campare.AnnuiLies
True Investor Returns with no Risk. Find out how with our Free Report.

Navar. of the architecture firm Modative, sees the compact tiomes as a chance to inject more homeowners 
into walkable neighborhoods, who will in turn support more businesses. Their popularity, he said, is 
evidence of ayoungergeneration that wants to live more efficiently.

''This isn't your parents' house,” he said, seated in Modative's office in the Helms Bakery' complex.

In Silver Lake, developer Trumark Homes hopes to break ground this summer on 70 small-lot, three-story
homes with no backyards, most with rooftop decks. Trumark plans to sell them early next year for between
$575,000 and $635,000.

"It's an attainable price point for the young urban buyer," Trumark partner Jason Kliewer said, adding that 
the company is planning an additional 18 small-lot homes across the street

Navar's firm has designed most of its small-lot projects in a strip of Los Angeles near the Culver City art 
districL Jeff Morrical and Phil Olson, both 31, moved to a three-story small-lot home off La Cienega 
Boulevard in January, after deciding against "the romanticism" of rehabbing an older property. They paid 
$650,000 for the Modative-designed property within walking distance of art galleries,
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Proposed/planned, under construction, recently completed residential projects - 
Silverlake/Echo Park with 2 miles of 853-857 Hyperion Ave.

Project 857 Hyperion Ave. 8SFDU
1 2241 Hyperion Ave. 6SFDU
2 2420 Hyperion Ave. 17MFDU
3 817 Hyperion Ave. 1 SFDU sold- 5SFDU

foreseeable

4 Silverlake/Marathon 30 Units
5 Silverlake/Bellevue 136 MFDU
6 1933 Griffith Park 

Blvd.
11 SFDU

7 846 Coronado St. 10 SFDU
8 944 Benton Way 3 SFDU
9 3008 Marathon St. 14 SFDU
10 2323 Glendale Blvd. 5 SFDU
11 1425 Waterloo St. 10 SFDU
12 3443 Descano 2 SFDU
13 638 Tularosa 10 SFDU
14 816 N. Maltman

Ave.
3 SFDU

15 1628 Micheitorena 4 SFDU
16 722 N. Lucile Ave 7 SFDU
17 4321 Burns 5 SFDU
18 927 Hyperion Ave. 4 SFDU
19 1041 N. Manzanita 4 SFDU (under 

construction)
20 3425 W. Larissa Dr. 2 SFDU
21 3310 W. Larissa Dr. 2 SFDU
22 912 Alvarado 6 SFDU
23 865 Sanborn 11 MFDU
24 807 Harvard 9 SFDU (3 lots)
25 557 Oxford 4 SFDU
26 4136 Normal 5 SFDU
27 321-353 Carondelet 29 MFDU
28 338 Mariposa 14 MFDU
29 141 New Hampshire 10 MFDU
30 3200 Temple 49 MFDU
31 Temple nr. Hoover 67 MFDU
32 1308 N. Maltman

Ave.
3 SFDU



https://www.google.com/maps/dir/857+Hyperion+Ave,+Los+AngeIes,+CA+90029//@34.0..,

https://www.google.com/maps/dir/857+Hyperion+Ave,+Los+AngeIes,+CA+90029//@34.0


Proposed/planned, under construction, recently completed residential projects 
within 2 miles of 2925 Waverly Drive

p 2925 Waverly Dr. 5 SFDU
1 2241 Hyperion Ave. 6 SFDU
2 2420 Hyperion Ave. 17 MFDU
3 2905 Waverly Dr. 9 SFDU
4 2220 Duane St. 63 MFDU (completed last 

year)
5 2753 Waverly 70 SFDU (sl70- completed 

last year)
6 2920 Rowena 33 MFDU

7 Can's find exact 9 SFDU (Silver Lake Nine
address (back side 
ofSilverlake)

SIS - under construction)

8 1628 Micheltorena 4 SFDU
9 2250 Fargo St. 3 SFDU
10 2240 Fargo St. 3 SFDU
11 2844 W. Rowena

Ave.
6 SFDU

12 2722 Auburn 6 SFDU



2925 Waverly Dr - Google Maps https://www.google.com/maps/place/2925* WaverIy+Dr,+Los+Angeles,+CA+90039/(S>34.
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From: Jennifer Deines art_dogs@iclcud.com $
Subject: Fwd: 1324 Quintero Street RK Engreering Group Inc. 

Date: May 4, 2016 at 9:37 AM
To: iampatsherman@gmail.ccm

$2,250 for the letter.... Ouch.

Begin forwarded message:

From: Rogier Goedecke <rg@rkengineer.com>
Date: May 04, 2016 9:07:34 AM
To: Jennifer Deines <a rt_dogs@icloud.com>
Cc: AlexTabrizi <at@rkengineer.com >, Bryan Estrada <be@rkengineer.com>
Subject: 1324 Quintero Street RK Engineering Group Inc.

Hi Jennifer,

I have reviewed the site plan and the location via Google Earth. I think we can draft a letter stating 
that due to the unique roadway characteristics (steep grade) and the number of units being 
developed onto one single family lot; a focused traffic analysis should be conducted in order to review 
sight distance and vehicle ingress/egress at the driveway. We can also reference the cumulative 
development paper that Herman drafted. Even though these individual projects don't meet the 
LADOT traffic study guidelines, they do create impacts when taken together. However, our primary 
focus is the access and the grade on Quintero Street. It is unique and it is our recommendation that 
this proposed development should conduct a focused traffic analysis to ensure proper ingress and 
egress from the driveway.

Our cost for the letter is $2,250. I know this sounds silly but that is the minimum we are able charge 
on any project. Most of our projects involve large scale developments (resorts, shopping centers, 
etc.). If you are interested, I can draft a scope of work with budget and send it your way. Feel free to 
contact me if you would like to discuss it further.

Kind regards,

R ogier Goedecke
Vice President Operations

engineering 
group, inc.

transportation planning/trafficengineering & design 
acoustical engineering/community traffic calming

4000 Westerly Place, Suite 280 
Newport Beach, CA 92660 
tel. 949.474.0809 
fax 949.474.0902

www.rkengineer.com

From: Jennifer Deines [mailto:art_dogs@icloud.com] 
Sent: Monday, May 02, 2016 6:58 PM

mailto:art_dogs@iclcud.com
mailto:iampatsherman@gmail.ccm
mailto:rg@rkengineer.com
mailto:a_rt_dogs@icloud.com
mailto:t@rkengineer.com
mailto:be@rkengineer.com
http://www.rkengineer.com
mailto:art_dogs@icloud.com


To: Rogler Goedecke <rg@rkengineer.com>
Subject: Re: RK Engineering Group

Hi Rogier,

Here's the info on the 4-unit small lot project. I'm including some screen shots to help with the 
visualization. This is the 3rd steepest street in LA and a famous place for extreme cyclists to 
have competitions. We are looking for a driveway egress safety hazard and some concurrence 
that this project would also contribute to the incremental cumulative impacts described by 
Herman in his letter referenced below. I'll have the actual letter by Wednesday so you can see it. 
We are at the second level of appeal, next step is a lawsuit.

The appellant's building is the next one up hill, a 4 unit apartment building (not 8 unit 
townhouse) as shown on the map.

Thanks so much for considering this and giving it a look!

Best wishes, 
Jennifer Deines 
213-840-1413

1324 Quintero St
Ordinance# 176354 

Small Lot Single Family Subdivision

----

mailto:rg@rkengineer.com
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Here's the text of the lawyer letter that I was speaking about that references Herman's letter.

As to cumulative traffic impacts, please refer to Section II I.B, infra. We are aware of at least 553 
residential units that would be considered part of related proj ects for the purposes of CEO A, and that list does 
not even include non-residential projects. This number easily exceeds the threshold for LADOT review and 
CEQA analysis were it a single project. Until analysis is conducted showing otherwise, a finding of no 
material detriment to the public welfare cannot be made.

1.

1. APPROVAL OF THE PROJECT IS PREMATURE; THERE IS A FAIR ARGUMENT 
OF POTENTIALLY SIGNIFICANT ENVIRONMENTAL IMPACTS THAT MAKES 
THE LISE OF A MITIGATED DECLARATION INAPPROPRIATE.

1. Legal Standard.

A strong presumption in favor of requiring preparation of an Environmental Impact Report (“EIR”) is 
built into the California Environmental Quality Act (“CEQA”). This presumption is reflected in what is 
known as the “fair argument” standard, under which an agency must prepare an EIR whenever substantial 
evidence in the record supports a fair argument that a project may have a significant effect on the 
environment. Laurel Heights Improvement. Ass'’n v. Regents of the Univ. of Cal. (1993') 6 Cal.4th 1112,
1123; Communities for a Better Environment v. C .all form a Fie sources Agency (2002) 103 Cal.App.4th 98, 
111-112.

An EIR must be prepared where there is substantial evidence that significant effects “may” 
occur. League for Protection of Oakland's Architectural and Historic Resources v City of Oakland (1997) 52 
Cal.App.4th 86, 904-905. A proj ect “may” have a significant effect on the environment if there is a 
“reasonable probability” that it will result in a significant impact. Mo Oil. Inc, v. City of Los Angeles (1974)
13 Cal. 3d 68, 83, n. 16. If any aspect of the proj ect may result in a significant impact on the environment, an 
EIR must be prepared even if the overall effect of the project is beneficial. CEQA Guidelines § 15063(b)(1).

Substantial evidence “includes fact, a reasonable assumption predicated upon fact, or expert opinion 
supported by fact.” Pub. Res. Code § 21080(e)(1). It also includes “reasonable inferences from this 
information that a fair argument can be made to support a conclusion, even though other conclusions might 
also be reached . . ..” (Emphasis added.) CEQA Guidelines § 15384(a).

The fair argument test is a “low threshold” test for requiring the preparation of an EIR. No.
Oil, supra, 13 Cal.3d at 84. Evidence supporting a fair argument of a significant environmental impact triggers 
preparation of an EIR regardless of whether the record contains contrary evidence. League for 
Protection, supra 52 Cal.App.4th at 904-05. Tins standard reflects a preference for requiring an EIR to be



prepared, and a preference for resolving doubts in favor of environmental review. Mejia v. City of Los 
Angeles (2005) 130 Cal.App.4th 322, 332.

1. A Fair Argument Exists Of Potentially Significant Cumulative Traffic Impacts.

According to the Initial Stud}; the project does not reach a threshold that required preliminary review 
by the Department of Transportation for a potential traffic study. This was additionally stated in the June 9, 
2015 Decision Letter, which noted that trip generation associated with the revised Project was below the 
threshold to trigger a traffic assessment under City CEQA Guidelines. (Exh. 2, p. 27.) Both documents 
determined there is no impact because the threshold is not met. Neither document, however, mentions 
cumulative impacts at all.

That a threshold for project analysis may not be met does not mean that no project-specific impacts 
exist. Communities for a Better Environment . v. California Resources Agencv(2002) 103 Cal.App.4th 98, 117.

In addition, a cumulative impact consists of an impact which is created as a result of the combination 
of the project together with other projects causing related impacts. CEQA Guidelines § 15130(a)(1). 
Cumulative impacts are defined as “two or more individual effects which, when considered together, are 
considerable or which compound or increase other environmental impacts.” Guidelines § 15355. “The 
cumulative impact from several projects is the change in the environment which results from the incremental 
impact of the project when added to other closely related past present and reasonably foreseeable probable 
future projects.” Guidelines § 15355(b); emphasis added.

“One of the most important environmental lessons evident from past experience is that environmental 
damage often occurs incrementally from a variety of small sources. These sources appear insignificant, 
assuming dimensions only when considered in light of the other sources with which they interact.” Los 
.Angeles Unified School District v. City of Los Angeles(1997) 58 Cal.App.4th 1019, 1025 (internal citations 
and quotes omitted).

CEQA recognizes the potential for an accumulation of small contributions to a problem to create a 
cumulative effect, and requires investigation and disclosure of the potential of a project to be the straw that 
breaks the camel’s back. Guidelines § 15065(a)(3). As with other aspects of CEQA, “cumulative impact 
analysis must be interpreted so as to afford the fullest protection of the environment within the reasonable 
scope of the statutory and regulator}' language.” Citizens To Preserve the Ojai v. County of Ventura (1985)
176 Cal.App.3d 421, 431-432.

As stated in Bakersfield Citizens for Local Control v. City of Bakersfield (2004) 124 Cal.App.4th 
1184: “Proper cumulative impacts analysis is absolutely critical to meaningful environmental review.” Id. at 
1217. As the Supreme Court has stated, without proper consideration of cumulative impacts, this critical issue 
may be “submerged,” with potentially “disastrous consequences” to the environment. Bozung v. Local 
Agency Formation Com. (1975) 13 Cal.3d 263, 283-284.

Here, there a fair argument exists of a potentially significant cumulative traffic impact, resulting in 
part from the exploding proliferation of other development in the Silverlake/Echo Park area - especially small 
lot subdivisions (“SLS”) and multi-family development.

Over 2,000 individual homes were approved in more than 200 SLS developments between 2005 and 
November 2014. (Exh. 7 [see p. 4].) A Los Angeles Times article from July 13, 2013 suggests the bulk of 
them are in and around the Silverlake and Echo Park neighborhoods. (Exh. 8.) Although this project is not an



SLS, we point them out in addition to other development because most, if not all, of them escape traffic 
analysis as a result of their size. Cumulative impacts analysis for most, if not all, of these projects has also 
probably never occurred.

We are anecdotally aware of at least 136 lots in 24 SLS developments within two miles of the Project 
site that are very recent past, present, and probable future SLS projects producing related or cumulative traffic 
impacts. (Exh. 9.) But because of their cumulative effects and impacts within such a focused area and time 
frame, they must be cumulatively considered. We are also aware of at least 417 multi-family dwelling units in 
another nearby 6 projects that may be considered related projects. (Id.)

These related projects are the bare minimum. While our knowledge of many of these related 
residential projects has been gleaned from City records, there may be others of which we are not aware. The 
list also does not include related non-residential projects, which would further highlight the fair argument that 
there may be significant, unmitigable cumulative traffic, parking and pedestrian safety impacts that must be, 
but have not been, analyzed as part of this Project application.

As noted in the attached correspondence from Mr. Herman Basmaciyan, a consulting traffic engineer 
with over 50 years7 experience, this level of development within the general vicinity of the proposed Project 
could have a potentially significant cumulative circulation impact on:

■ Level of Service (LOS) impacts at signalized intersections
■ LOS impacts on Caltrans facilities: 1-5, SR-101, and SR-2 Freeways; freeway ramp terminals
• Traffic operational and safety considerations at unsignalized intersections
■ LOS impacts at Congestion Management Program (CMP) monitoring intersections and/or on 

CMP facilities
• Addition of vehicular traffic on local streets
■ Increased potential conflicts between vehicular and pedestrian/bicycle traffic. (10.)

A multitude of new projects are underway in the Silverlake/Echo Park area and in the immediate 
vicinity of the Project, as well as several other nearby projects in the planning stages or reasonably 
foreseeable. Citizens Assn, for Sensible Development of Bishop Area v. County of Inyo (1985) 172 
Cal. App.3d 151, made it clear that consideration must reach beyond those projects currently under 
environmental review: “Related projects currently under environmental review unequivocally qualify as 
probable future projects to be considered in a cumulative analysis. [Citation.] In addition, even projects 
anticipated beyond the near future should be analyzed for their cumulative effect.” Iff at 168, citing Bozung v. 
Local Area Formation Com.f 1975) 13 Cal.3d at 284.

“A cumulative impact analysis which understates information concerning the severity and 
significance of cumulative impacts impedes meaningful public discussion and skews the decisionmaker’s 
perspective concerning the environmental consequences of the project, the necessity for mitigation measures, 
and the appropriateness of project approval.” Citizens to Preserve the Oiai v. County of Ventura (1985) 176 
Cal.App.3d 421, 431.[1] ' 1

[1] There may also be one potentialfy significant direct circulation impact. While the Project site plans 
we have reviewed do not appear to be the full-size plans, the driveway appears to be less than 28-feet wide. If 
this is the case, then the width violates LADOT driveway standards contained in the Manual of Policies and 
Procedures (Exh. 11), and objection is made on that additional ground.



On May 02, 2016, at 05:36 PM, Rogier Goedecke <rg@rkengineer.corn> wrote:

Hi J ennif er.

It was a pleasure speaking with you today. Thanks for reaching out. Diana 
informed me that you called my office. I have not received an email from you. Can 
you please resend it to me? Maybe you can respond to this mail.

Kind regards.

Rogier Goedecke
Vice President Operations

engineering 
group, inc.

tansportation planning /traffic engineering & design
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QUINTERO SHADE STUDY - WINTER SOLSTICE 
NOVEMBER - MARCH
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Kunzman Associates, Inc.
G\ er 40 Years of Excellent Service

May 16, 2016

Mr. Patrick Sherman
QUINTERO NEIGHBORHOOD ASSOCIATION
P.O. BOX 26048
Los Angeles, CA 90026

Dear Mr. Sherman:

SUBJECT: 1324 Quintero Street Project

INTRODUCTION

The firm of Kunzman Associates, Inc. is pleased to provide this technical memorandum regarding the 
1324 Quintero Street project in the City of Los Angeles. Figure 1 shows the project location map and 
Figure 2 illustrates the project site plan. The proposed project consists of 4 single-family detached 
residential dwelling units. In accordance with the Policies and Procedures of the Los Angeles 
Department of Transportation, the proposed development would not, by itself, add sufficient vehicular 
trips to the street system. Therefore, an analysis of the project-specific traffic impacts of the proposed 
Quintero Street was not required by the City of Los Angeles. However, a multitude of development 
projects have been recently completed or are in various stages of the planning process in the Echo 
Park/Silverlake area of the City of Los Angeles. Therefore, these known development projects would 
have a cumulative impact to the study area.

REVIEW

The trips generated by the project are determined by multiplying an appropriate trip generation rate by 
the quantity of land use. Trip generation rates are predicated on the assumption that energy costs, the 
availability of roadway capacity, the availability of vehicles to drive, and life styles remain similar to what 
are known today. A major change in these variables may affect trip generation rates.

Trip generation rates were determined for average daily traffic, morning peak hour inbound and 
outbound traffic, and evening peak hour inbound and outbound traffic for the proposed land use. By 
multiplying the trip generation rates by the land use quantity, the traffic volumes are determined. Table 
1 exhibits the trip generation rates, project peak hour volumes, and project average daily traffic volumes 
for the proposed project site. The trip generation rates are from the Institute of Transportation 
Engineers, Trip Generation Manual, 9th Edition, 2012.

The proposed development is projected to generate approximately 38 daily vehicle trips, 3 of which will 
occur during the morning peak hour and 4 of which will occur during the evening peak hour.

till Town 8c Country Road, Suite 34 
Orange, California 92868

(714) 973-8383
WWW.TRAFFIOENG1NEER.COM

5005 La Mart Drive, Suite 201 
Riverside, California 92507

http://WWW.TRAFFIOENG1NEER.COM


Mr. Patrick Sherman
QUINTERO NEIGHBORHOOD ASSOCIATION
May 16, 2016

Table 2 exhibits the other development project within an approximately 2 mile radius of the project site. 
The other development was provided by City of Los Angeles staff and obtained from recent projects in 
the Echo Park/Silverlake area.

As shown on Table 2, the other development is projected to generate approximately 157,966 daily 
vehicle trips, 11,631 of which will occur during the morning peak hour and 15,069 of which will occur 
during the evening peak hour. The potential impacts of these related projects, taken cumulatively, have 
not been addressed.

It is important to note that none of the other development traffic volumes are anticipated to utilize 
Quintero Street adjacent to the property site, but a portion of the other development traffic volumes 
would be assigned to Sunset Boulevard. Specifically, the intersection of Quintero Street and Sunset 
Boulevard would be affected and this intersection is the primary outlet for residences on Quintero 
Street. While the proposed development does not meet the thresholds for analysis, the combined 
cumulative trip generation for the other development would require a traffic impact analysis if assessed 
in their totality.

The combined cumulative projects potential impact on the roadway system may have the following 
impacts:

■ Level of Service impacts at signalized and unsignalized intersections. The Quintero Street and 
Sunset Boulevard intersection is currently a stop sign controlled on the north leg of the 
intersection. The additional east-west traffic volumes at this intersection may adversely impact 
the delay at this intersection for residences on Quintero Street. Signalized intersections along 
the Sunset Boulevard corridor from Alvarado Street to the 110 Freeway may be impacted. This 
highlights the corridor most likely to have noticeable potential impacts for residences on 
Quintero Street, as Sunset Boulevard is their primary major road of travel. The potential 
impacts would not be limited to Sunset Boulevard but would encompass a wider roadway 
network within the City of Los Angeles and surrounding environs.

■ Level of Service Impacts at California Department of Transportation facilities. The 110 Freeway 
and 101 Freeway would be the most likely impacted freeway facilities. Based on the other 
development trip generation and the heavy preponderance of freeway traffic that would be 
associated with the other development projects, the 150 peak hour trip criteria would be met at 
many of the freeway ramp terminals, including but not limited to Echo Park Avenue/101 
Freeway, Figueroa Street/110 Freeway, and Stadium Way/110 Freeway. This is a partial list of 
potentially impacted freeway ramp terminals. In accordance with the Guide for the Preparation 
of Traffic Impact Studies by the State of California Department of Transportation, the potential 
impacts may also require (at the discretion of the California Department of Transportation) 
analysis of freeway mainline operations and/or freeway merge/diverge/weaving analysis at 
various freeway segments.

■ Safety considerations at unsignalized intersections for pedestrians/bicyclists. The intersection of 
Portia Street and Sunset Boulevard (two blocks west of Quintero Street) is an unsignalized

WWW.TRAFF10ENG1NEER.COM
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Mr. Patrick Sherman
QUINTERO NEIGHBORHOOD ASSOCIATION
May 16, 2016

intersection with a marked crosswalk across Sunset Boulevard. The increased traffic impact 
from other development traffic may adversely affect pedestrian/bicyclist safety at this 
intersection and other unsignalized intersections on the roadway network.

■ The potential impact of additional traffic volume on local roadways including vehicular parking 
on streets such as Quintero Street that are being utilized for purposes related to these other 
development land uses.

■ The prohibited use of Quintero Street as an off-site parking area for attendees to Dodger games. 
The proximity of Quintero Street to the Dodger Stadium makes it ideal for visitors to park in the 
neighborhood and walk to the stadium without paying parking fees. This adds to the lack of on
street parking spaces for the proposed project. Furthermore, egress from Quintero Street to 
Sunset Boulevard is difficult at best on Dodger game days.

■ The continued use of Quintero Street as a staging area for visitors to the trail head for Elysian 
Park. The north end of Quintero Street is frequently used for visitors to park on-street and use 
the adjacent Elysian Park trail. This adds to the lack of on-street parking spaces for the 
proposed project.

The following is a list of potential impacts caused by the proposed development on Quintero Street:

■ Sight distance at the proposed project driveway. Quintero Street is a two-way street that allows 
for on-street parking. Field observations indicated heavy usage of available on-street parking. 
Sight distance concerns include vehicles exiting the proposed project driveway and not having 
sufficient sight distance to safely enter Quintero Street. This is accentuated for vehicles backing 
out of the driveway.

■ The slope of Quintero Street is steep at greater than 13 degrees. This compounds potential 
sight distance issues as well as having potential downhill speeding issues.

■ The roadway width of Quintero Street is approximately 30 feet curb-to-curb. With on-street 
parking allowed on both sides of the street, the street nearly functions as a one-way street with 
motorists needing to weave between open areas to pass each other.

■ There does not appear to be a turnaround area on-site. While this may not be detrimental to 
residents as they park their vehicles in assigned garages/covered parking stalls and have 
sufficient width to back up on-site and exit the development, there does not appear to be an 
area for visitor parking. As such, visitors may not possess the ability to turnaround on-site.

■ The proposed Parcel D unit does not appear to provide sufficient back-up space at the east end 
of the proposed development. A turning template should be provided to show the ability of a 
vehicle to back out of the Parcel D unit garage and exit the proposed development.

WWW.TRAFFlC-e-lGlNEER.COM.
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Mr. Patrick Sherman
QUINTERO NEIGHBORHOOD ASSOCIATION
May 16,2016

■ The slope and width of Quintero Street as previously noted may cause construction impacts and 
a detailed construction plan is recommended to address construction traffic. A crane will be 
used in the construction process of the proposed development and will have difficulty with the 
slope of Quintero Street. In addition, the slope at the southerly terminus of Quintero Street 
tends to bottom out large trucks maneuvering from Sunset Boulevard.

While the proposed development does not trigger the requirements for a traffic impact analysis, the 
potential impacts addressed above should be analyzed and addressed.

CONCLUSIONS

To conclude, based upon the analysis of the data regarding the past, present and foreseeable 
development projects in the study area, and specifically within an approximately 2-mile radius of the 
subject property, and further based upon our traffic engineer experience, a fair argument exists that the 
subject project, in combination with the proliferation of other projects in the vicinity, may cause and 
contribute to significant, unmitigatable cumulative traffic impacts, and at various locations cumulative 
pedestrian safety impacts, which should require the preparation of an Environmental Impact Report to 
property disclose, study and mitigate these significant cumulative impacts.

William Kunzman, P.E., is a registered Traffic Engineer in the State of California with over 40+ years of 
experience in the field of transportation planning/traffic engineering. His resume is attached in 
Appendix B for your use as needed.

It has been a pleasure to service your needs on this project. Should you have any questions or if we can 
be of further assistance, please do not hesitate to call at (714) 973-8383.

William Kunzman, P.E. 
Principal

KUNZMAN ASSOCIATES, INC.

WWW.TRAFF1C-ENG1NEER.COM
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Table 1

Project Trip Generation1

Land Use Quantity Units1 2

Peak Hour

Daily

Morning Evening

Inbound Outbound Total Inbound Outbound Total

Trip Generation Rates

4 DU 0.19 0.56 0.75 0.63 0.37 1.00 9.52Single-Family Detached Residential

Trips Generated

4 DU 1 2 3 3 1 4 38Single-Family Detached Residential

1 Source: Institute of Transportation Engineers.Trip Generation Manual. 9th Edition, 2012, Land Use Code 210.

2 DU = Dwelling Units

5



Table 2 (1 of 2)

Other Development Trip Generation1

ID Project Lo cation Land Uses2

Peak Hour

Daily

Morning Evening

Inbound Outbound Total Inbound Outbound Total

1 Blossom Plaza SOON Broadway 223 condominium DU, 25TSF retail, 15TSF restaurant, 7 TSF cultural center 66 89 155 105 79 184 2,767

2 Ava Little Tokyo 200 S Los Angeles St 570 condominium DU, 280 apartment DU, 50 TSF retail 59 189 248 187 147 334 4,331

3 2005-CEN-2347 2525 Wilshire 8lvd 160 condominium DU, 7.5 TSF retail 16 60 76 61 36 97 1,160

4 Bus Maintenance & Inspection Facility 454 E Commercial St 2 AC bus maintenance & inspection facility 22 8 30 9 1 10 -

5 Tenten Wilshire Expansion 1027 W Wilshire Blvd 402 condominium DU, 7.428 TSF retail 21 92 113 83 53 136 1,498

6 DaVinci Apartments 327 N Fremont Ave 600 apartment DU, 30 TSF retail 113 248 361 286 217 503 5,457

7 Vibiana Lofts 225 S Los Angeles St 300 condominium DU, 3.4 TSF retail 88 136 224 75 52 127 1,910

8 1101 N Main Condominiums 1101 N Main St 300 condominium DU -9 80 71 75 12 87 1,102

9 TaylorYard Village 1555 N San Fernando Rd 290 condominium DU, 64 apartment DU, 25TSF retail, 100 senior apartment DU 37 121 158 137 82 219 2,694

10 Mixed-Use 1855 N Glendale Blvd 65 condominium DU 14 31 45 24 22 46 543

11 5th & Olive 437SHill St 615 apartment DU, 16.309 TSF restaurant 44 122 166 162 97 259 3,088

12 Mixed-Use 3200 W Beverly Blvd 32 apartment DU, 5.87 TSF retail 4 16 20 39 32 71 632

13 Bixel & Lucas 1102 W 6th St 649 apartment DU, 39.996 TSF retail 61 195 256 232 155 387 4,200

14 Mixed-Use 1924 W Temple St 132 hi-rise condominium DU, 73 condominium DU, 46 apartment DU, 19.103TSF retail -18 74 56 78 13 91 1,187

15 Office Building 1130 W Wilshire Blvd 95.847 TSF total uses 92 12 104 28 61 89 964

16 MTA Bus Facility 920 N Vignes St Metro bus maintenance & operations 33 52 85 57 31 88 2,277

17 Beverly & Lucas Project 1430 W Beverly Blvd 157 apartment DU 13 49 62 47 25 72 780

18 Zen Mixed-Use Project 250SHill St 330 condominium DU, 12 TSF retail/restaurant 21 73 94 66 42 108 1,217

19 Sunset Flats 2225 W Sunset Blvd 65 condominium DU, 15.55TSF retail/restaurant 44 56 100 65 42 107 1,283

20 Wil shi re G rand Project 900 W Wilshire Blvd Wilshire Grand Redevelopment Project 725 75 800 94 764 858 3,624

21 R est a u ra nt/Th eat er 2139 W Sunset Blvd 5.979 TSF total uses 4 1 5 30 15 45 538

22 Barlow Hospital 2000 Stadium Way 800 condominium DU, 56 bed hospital, 15 TSF retail 61 238 299 242 137 379 4,486

23 Westlake Theater Apartments 619 S Westlake Ave 52 apartment DU 3 17 20 16 8 24 254

24 Mixed-Use 1435 W 3rd St 122 apartment DU, 5 TSF retail 11 42 53 41 25 66 711

25 Grand Avenue 237 S Grand Ave 412 apartment DU, 449 TSF retail, 681 TSF office, 1.648 TSF other 929 611 1,540 1,067 1,348 2,415 21,631

26 LA Civic Center Office 150 N LosArgelesSt 712.5 TSF office, 35TSF retail, 2.5TSF other 930 118 1,048 435 942 1,377 13,534

27 Hotel-Restaurant 1629 N Griffith Park Blvd 26 RM hotel, 3.784 TSF restaurant, 2.497 TSF lounge - - - 25 13 38 -

28 Mixed-Use 1501 W Wilshire Blvd 218 apartment DU, 6 TSF retail, 1.5TSF other -11 18 7 38 23 61 1,163

29 Mixed-Use 1329 W 7th St 94 apartment DU, 2 TSF retail 16 37 53 39 22 61 662

30 Charter High School 1552 W Rockwood St 600 ST high school 122 58 180 26 29 55 715

31 Mixed-Use 710 S Grand Ave 700 apartment DU, 27 TSF retail, 5 TSF other 88 185 273 275 202 477 5,245

32 ISAF - Retail/Restaurant 201 SBroadway 27.675 TSF office/retail/restaurant -40 -41 -81 53 17 70 -

33 Mixed-Use 400 SBroadway 450 apartment DU, 7.5 TSF retail, 5TSF other 36 147 183 139 73 212 2,266

34 Apartments 1185 W Sunset Blvd 210 apartment DU 57 123 180 90 54 144 2,216

35 Blake Ave Riverfront 1801 W Blake Ave 142 condominium DU, 4.898 TSF retail, 4.76 TSF other 28 81 109 72 24 96 1,248

36 Legal Aid Foundation of LA 1550 W 8th St 33.957 TSF office 29 4 33 6 26 32 230

37 La Plaza Cultura Village 527 N Spring St 345 apartment DU, 23 TSF retail, 21 TSF specialty retail, 11 TSF restaurant 49 118 167 189 131 320 3,585

38 Mixed-Use 1335 W 1st a 101 apartment DU, 3.514 TSF retail 10 40 50 42 24 66 714

39 Residential 459 S Hartford Ave 94 apartment DU 9 37 46 43 23 66 658

40 Restaurant 1455 N Alvarado St 7.948 TSF restaurant 47 39 86 47 31 78 1,011

41 Residential 401N Boylston St 101 apartment DU 8 35 43 34 18 52 561

42 Mixed-Use 1150 W Wilshire Blvd 80 apartment DU, 4.589 TSF restaurant -22 26 4 39 -5 34 511

43 Apartments 1218 W Ingraham St 90 apartment DU 8 33 41 33 17 50 532

44 Sunset Junction 4000 W Sunset Blvd 297 apartment DU, 2.8 TSF specialty retail, 4.5 TSF health club, 14,700 TSF restaurant 83 154 237 156 95 251 2,947

45 Co ndomi niums 742 S Hartford Ave 58 apartment DU 5 21 26 20 11 31 333

46 Mixed-Use 340SHill St 428 apartment DU, 6.7 TSF restaurant 34 129 163 141 79 220 2,361

47 Restaurants & Bar 1728 W 7th St 9.6 TSF restaurant, 3.5 TSF bar -30 -40 -70 50 14 64 362

48 Mixed-Use 1145 W 7th St 126 condominium DU, 100 apartment DU, 7.2 TSF retail 4 66 70 67 35 102 1,084

49 Mixed-Use 609 N Dillon Ave 137 apartment DU, 18 TSF retail 18 42 60 67 31 98 1,095

50 Apartments 422 S Lake St 80 apartment DU 8 33 41 33 17 50 532

51 Apartments 118 S Astronaut 77 apartment DU -1 20 19 19 6 25 97

52 Kaiser Victor Heights 765 W College St 10 TSF office 178 48 226 78 198 276 3,422

53 Charter School 211S Avenue 20 263 ST high school, 74 ST middle school 99 54 153 22 24 46 570

54 Apartment & Child Care 3330 W Beverly Blvd 40 apartment DU, 4.237 TSF day care 26 34 60 35 32 67 495

55 Stadium Way & Chavez Ravine Apartments 959 E Stadium Way 158 apartment DU 16 65 81 64 34 98 1,051

56 Mixed-Use 700 W Cesar Chavez Ave 300 apartment DU, 8 TSF retail 7 89 96 99 54 153 1,511

57 Apartments 1901 W Blake Ave 49 apartment DU, 1 TSF restaurant 4 24 28 18 14 32 394
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Table 2 (2 of 2)

Other Development Trip Generation'

ID Project Location Land Uses2

Peak Hour

Daily

Mornirg Evening

Inbound Outbound Total Inbound Outbound Total

58 Glendale Avenue Apartments 1750 N Glendale Blvd 70 apartment DU 5 28 33 25 13 38 426

59 Apartments 326S Reno St 65 apartment DU 5 20 25 20 11 31 326
60 Residential 2335 W Temple St 71 apartment DU 8 31 39 37 20 57 554
61 Medallion Phase 2 300S Main St 471 apartment DU, 27.78TSF restaurant, 5.19TSF retail 143 243 386 257 153 410 4,691

62 Apartments 340 N Patton St 43 apartment DU 4 16 20 17 8 25 267
63 LA Hotel 1625 W Palo Alto St 89 RM hotel 28 19 47 27 26 53 727
64 Hotel & Retail 649 S Olive St 241 RM hotel 6 44 50 63 60 123 1,674

65 Sapphire 1111 W 6th St 369 apartment DU, 18.6 TSF retail, 2.2TSF restaurant, 1.2TSF coffee shop -71 117 46 104 -51 53 587
66 Sunset Everett 1185 WSunset Blvd 204 apartment DU, 6 single-family detached residential DU, 1.9TSF coffee shop, 9.434 TSF retail 70 131 201 105 70 175 2,474
67 Apartments 235N Hoover St 214 apartment DU 22 87 109 86 47 133 1,423

68 Hotel & Apartments 675S Bixel St 425 apartment DU, 126 RM hotel, 4.874 TSF retail 74 173 247 184 116 300 3,461
69 Apartments 740S HartfordAve 80 apartment DU 7 30 37 29 15 44 479

70 Mixed-Use 1235 W 7th St 303 condominium DU, 5.96 TSF retail 23 95 118 100 54 154 1,725
71 1322 Linwood Apartments 1322 W Linwood Ave 84 apartment DU 5 30 35 28 14 42 449
72 Residential 857 Hyperion Ave 8 singlefamily detached residential DU 2 5 7 5 3 8 76
73 Residential 2241 Hyperion Ave 6 singlefamily detached residential DU 1 3 4 4 2 6 57

74 Residential 2420 Hyperion Ave 17 multi-family residential DU 2 7 9 7 4 11 113
75 Residential 317 Hyperion Ave 5 singlefamily detached residential DU 1 3 4 3 2 5 48
76 Residential S i 1 ve rl ake/M ar ath o n 30 multi-family residential DU 3 12 15 12 7 19 200

77 Residential Silverlake/Bellevue 136 multi-family residential DU 14 55 69 55 30 85 904
78 Residential 1933 Griffith Park Blvd 11 sirgle-family detached residential DU 2 6 8 7 4 11 105
79 Residential 846 Coronado St 10 sirglefamify detached residential DU 2 6 8 6 4 10 95

80 Residential 944 Benton Way 3 singlefamily detadied residential DU 1 2 3 2 1 3 29
81 Residential 3008 Marathon St 14 sirgle-family detached residential DU 3 8 11 9 5 14 133
82 Residential 2323 Glendale Blvd 5 singlefamily detached residential DU 1 3 4 3 2 5 48

63 Residential 1425 Waterloo St 10 sirgle-family detached residential DU 2 6 8 6 4 10 95
85 Residential 3443 Descano 2 singlefamily detached residential DU 0 1 1 1 1 2 19
6S Residential 638Tularosa 10 sirg le-fam ily detached residential DU 2 6 8 6 4 10 95

86 Residential 816 N MaltmanAve 3 singlefamily detadied residential DU 1 2 3 2 1 3 29
87 Residential 1628 Micheltorena 4 singlefamily detached residential DU 1 2 3 3 1 4 38
68 Residential 722 N Luale Ave 7 singlefamily detached residential DU 1 4 5 4 3 7 67

89 Residential 4321 Burns 5 singlefamily detadied residential DU 1 3 4 3 2 5 48
90 Residential 927 N Hyperion Ave 4 singlefamily detached residential DU 1 2 3 3 1 4 38
91 Residential 1041 N Manzanita 4 singlefamily detached residential DU 1 2 3 3 1 4 38

92 Residential 3425 W Larissa Dr 2 singlefamily detadied residential DU 0 1 1 1 1 2 19
93 Residential 3310 W Larissa Dr 2 singlefamily detached residential DU 0 1 1 1 1 2 19
94 Residential 912 Alvarado 6 singlefamily detached residential DU 1 3 4 4 2 6 57

95 Residential 865Sanborn 11 multi-family residential DU 1 4 5 4 2 6 73
96 Residential 807 Harvard 9 singlefamily detached residential DU 2 5 7 6 3 9 86
97 Residential 557 Oxford 4 singlefamily detached residential DU 1 2 3 3 1 4 38

98 Residential 4136 Normal 5 singlefamily detadied residential DU 1 3 4 3 2 5 48
99 Residential 321-353 Carondelet 29 multi-family residential DU 3 12 15 12 6 18 193

100 Residential 338Mariposa 14 multi-family residential DU 1 6 7 6 3 9 93

101 Residential 141 New Hampshire 10 multi-family residential DU 1 4 5 4 2 6 67
102 Residential 3200 Temple 49 multi-family residential DU 5 20 25 20 11 31 326
103 Residential Temple/Hoover 67 multi-family residential DU 7 27 34 27 15 42 446

104 Residential 1308 N Maltman Ave 3 singlefamily detadied residential DU 1 2 3 2 1 3 29
105 Residential 2925 Wave rly St 5 singlefamily detached residential DU 1 3 4 3 2 5 48
106 Residential 2905 Wave rly Dr 9 singlefamily detached residential DU 2 5 7 6 3 9 86

107 Residential 2220 Duane St 63 multi-family residential DU 6 26 32 25 14 39 419
108 Residential 2753 Wave rly 70 single-family detached residential DU 13 39 52 44 26 70 666
109 Residential 2920 Rowena 33 m ulti-fam ily residential DU 3 13 16 13 7 20 219

110 Residential Silverlake Nine 9 singlefamily detadied residential DU 2 5 7 6 3 9 86
111 Residential 2250 Fargo St 3 singlefamily detached residential DU 1 2 3 2 1 3 29
112 Residential 2240 Fargo St 3 singlefamily detached residential DU 1 2 3 2 1 3 29

113 Residential 2844 W Rowena Ave 6 singlefamily detached residential DU 1 3 4 4 2 6 57
114 Residential 2722 Auburn 6 singlefamily detached residential DU 1 3 4 4 2 6 57
115 Residential Temple/Beaudry 1,500 multi-family residential DU 153 612 765 605 326 931 9,975

116 Residential Beaudry/Sunset 575 multi-family residential DU 59 235 294 232 125 357 3,824

Total 4,907 6,724 11,631 8,065 7,004 15,069 157,966

1 Source: Prcwrfed by City of Lee flngefes staff and recent Ecto Part's ike rials area projects, 

i ret it ute of Tra repo nation Eraireers.Trip Generator! Manual, 9th Ed ton, 3312, land Use Codes 210and 233.

‘ DU = Dwellirg Units; TSF = Ttoreand Sq tare Feet; AC= Acres; ST= Students; RM = Rooms
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Figure 2 
Site Plan
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APPENDIX A

OTHER DEVELOPMENT



Case Logging and Tracking System (CLATS)

CLATS Welcome eduardo!

RELATED PROJECTS
lentroid Info:

Suffer Radius:

PRO.! D: 44420
Address: 1324 Quintero St

Los Angeles , CA 90026

Laf/Long: 34.0756, -118.252

2 1 1 rak !

Include NULL "Trip into □ 

Include NULL "FirstStudySubmittalDate" (latest) □ 

Include "Inactive" projects: □ 

Include "Do not show in Related Project": □

Net AM Trips | -SAst-

Column
Net PM Trips | . sd«n-

Net Daily Trips | . sdoa-

] [ 
] [

Record Count: 71 | Record Per Page: | Aiifccoijs Results generated since: (5/13/2016 7:19:05 AM)

Metro MTR 1 2004 8lossom Plaza

225 condos, 2SK sf 
retail, 15K sf restaurant 
(Target Completion 
2016}

900 N Broadway

Metro MTR 9 2005 Ava Little Tokyo p 'd Tokyo.Avalon 2oo s Los Ange|es
3 8ay (In Construction) 3

Wilshire Coronado
Metro MTR 1 2005 2005 CEN 2347 (2015 in pre

construction)

8us Maintenance
32784 Metro MTR 14 2005 & Inspection 2 acres 

Facility

2525 Wilshire 81

454 E Commercial St

TENTEN WILSHIRE 402 condos & 7428 SF
Metro MTR 1 2006 EXPANSION (The retail (Completion date 1027 W WILSHIRE 8LVD

Icon) June 2016)

Metro C8D 9 2004 Da Vinci Apts ^etaiKOpaning^Oie) 327 N Fremont Av

Vibiana Lofts . , ^
Metro MTR 9 2006 (Mixed Use) In ^tgj| °S & ^ ^ 225 S Los Angeles St

Metro MTR 1 2006 ^.101 N Maln 300 condos 1101 N MAIN ST
Condos

03/25/2004

05/18/2005

11/30/2005

12/05/2005

12/23/2005

03/20/2006

03/28/2006

04/10/2006

1.1

1.8

Land_Use UnitJD size Net.AM.Trips Net.PM.Trips Net_Daily_Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Mixed Use 155 184 2767 66 89 105 79
223 condo units, 25k sf 
retail, 15k sf restaurant, 
7k sf cultural center

lb3 2767 89 10b 79

Land_Use UnitJD size Net.AM.Trips Net_PM JTrips Net.Daily.T rips NetAMIn NetAMOut NetPMIn NetPMOut Comments
Condominiums Total Units 570

Apartments Total Units 280

Retail
S.F. Gross
Area

50000 248 334 4331 59 189 187 147

4331 59 189 187 147

Land_Use UnitJD size Net_AM_Trips Net_PM_Trips Net_Daily_T rips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Condominiums
Total
Units

160

Retail
S.F.
Gross
Area

7500 76 97 1160 16 60 61 36
Trip credit applied 
for
transit/pedestrians.

76 97 1160 16 61 36

1.8

1.7

1.1

1.8

1.3

Land_Use UnitJD size { i Net_PM_Trips Net_Daily_Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Other Acres 2 30 10 22 8 9 1

Buss Maintenance & 
Inspection Facility (trip 
credit for existing 
industrial use)

30 22 8 9 1

LandJJse UnitJD size Net_AM_Trips Net PM Trips Net_Daily_T rips NetAMIn NetAMOut NetPMIn |NetPMOut Comments
Mixed Use Other 113 136 1498 21 92 83 53

Condominiums Total Units 402
Retail S.F. Gross Area 4728

>113 136 1498 21 92 83 53

LandJJse UnitJD size Net_AM .Trips Net.PM_Trips|Net_Daily_Trips|NetAMIn|NetAMOut NetPMIn NetPMOut |Comments

Apartments Total Units 1200
Retail S.F. Gross Area 25000 361 503 5457 113 248 286 217

361 503 343/ 113 28b 21/

LandJJse UnitJD size Net.AM.Trips Net.PM .Trips Net.Daily.T rips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Condominiums Total Units 300 224 126 1910 88 136 75 52
Retail S.F. Gross Area 3400

224 126 1910 88 136 75 52

LandJJse UnitJD size Net.AM.Trips Net.PM .Trips Net.Daily.T rips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Condominiums
Total
Units

300 71 87 1102 -9 80 75 12
Credit given for 
transit & exist.
Uses

http://dotplanning.dot.ci.Ia.ca.«sJCLATS/FonnVi6Ws/RelProjView.aspx?LAT-34.075553&LON--118.251837&PROJ ID-44420[5/13/2016 7:18:52 AM]

http://dotplanning.dot.ci.Ia.ca.%c2%absJCLATS/FonnVi6Ws/RelProjView.aspx?LAT-34.075553&LON--118.251837&PROJ


Case Logging and Tracking System (CLATS)

Metro MTR 1
Taylor Yard 

2006 Village (mixed 
use}

64 apts, 290condos, 25K 
SF retail, 100 sr. apts.

1SSS N San Fernando Rd

Metro MTR 13 2006 Mixed Use 65 condos 1855 N Glendale 81

Metro MTR 9
5th & Olive 

2006 (formerly Park
Fifth) Revised 2013

615 Apts and 16.309 
KSF Restaurants 437 S Hill St

Metro HWD 13 2007 Mixed Use 32 Apartments, 5870 SF 3200 w 8ever|y B|

649 Apts & 39996SF
Metro MTR 1 2007 Sixei & Lucas Retailffn construction 1102 W 6th St

2015}

132 Hi Rise Condos, 73
Metro HWD 13 2008 Mixed Use Condos, 46 Apts., 19103 1924 W Temple St

SF Retail

Metro MTR 1 2008 Office Building 1130 W WILSHIRE 8LVD

04/19/2006

08/09/2006

04/12/2007

06/18/2007

03/21/2008

06/06/2008

11/06/2008

http://dotplanmng.dot.ci.la.ca.us/CLATS/FonnViews/RelProjView.aspx?LAT-34.075553&LON--H8.251837&PROJ  ID-44420[5/13/2016 7:18:52 AM]

|71 11102 1-9 [80 |75

Land_Use UnitJD size Net_AM_Trips Net.PM.Trips Net.Daily.T rips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments
Total
Units

64

Condominiums
Total
Units

290

Retail S.F. Gross 
Area

25000

Apartments
Total
Units

100 158 219 2694 37 121 137 82

Senior 
Apartments 
(trip totals 
have been 
reduced with 
trip credits)

158 219 2694 37 121 137 82

LandJJse UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.T rips NetAMIn NetAMOut NetPMIn NetPMOut Comments
Condominiums Total Units 65 46 46 543 14 31 24 22

|46 46 543 14 31 24 22

1.8

1.0

1.8

1.8

1.6

Land.Use UnitJD size Net.AM.Trips Net.PM.TripsjNet.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments Total Units 600

Other S.F. Gross
Area 13872

quality
restaurant

Mixed Use 167 259 3088 44 122 162 97 Net trips

167 259 44 162 97

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments
Apartments Total Units 32

Retail S.F. Gross Area 5867 20 71 632 4 16 39 32 total net trips

20 71 632 4 16 39 32

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.T rips NetAMIn |NetAMOut|NetPMIn NetPMOut Comments
Apartments Total Units 648

Retail
S.F. Gross
Area

39996 256 387 4200 61 195 232 155

Total reflects 
credits for Pass-
By &
TransitAValk-In.

256 387 4200 61 lys 252 155

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Condominiums Total
Units

132 Hi-Rise Condo

Condominiums
Total
Units

73

Apartments
Total
Units 46

Retail
S.F.
Gross
Area

19103 56 91 1187 -18 74 78 13

Total reflects 
credits for 
excisting SO KSF 
Light Industrial 
and retail pass- 
by credit (from 
MOU)

56 91 1187 -18 74 78 13

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Office
S.F. Gross
Area

88224 104 89 964 92 12 28 61

Credit applied for 
existing uses (19124 
SF Office & 2390 SF 
Restaurant).

Other S.F. Gross
Area

2000 20 student day care

Other
S.F. Gross
Area

248
hi-turnover
restaurant

Other
S.F. Gross 
Area 5375 quality restaurant

104 89 964 92 12 28 61

0.9

1.7

Land.Use it_ID|size|Net_AM_Trips|Net_PM_Trips|Net_Daily_Trips|NetAMIn|NetAMQut|NetPMIn|NetPMQut|Comments|

http://dotplanmng.dot.ci.la.ca.us/CLATS/FonnViews/RelProjView.aspx?LAT-34.075553&LON--H8.251837&PROJ


Case Logging and Tracking System (CLATS)

Metro MTR 14 2007 MTA 8us facility
Metro Bus Maint & 
Operations 920 N Vignes St

Metro HWD 13 2008
Beverly + Lucas 
Project

157 Apartments 1430 W 8EVERLY BLVD

Zen Mixed Use 
Metro MTR 14 2008 Project (Kawada 

Tower)

330 Condominiums, 12 
KSF Retail/Restaurant 250 S Hill St

Metro MTR 13 2009
Sunset Flats 
(Mixed Use)

65 res. Condos &
15,550 gsf retail & 2225 W Sunset Bl
restaurant

Metro MTR 9
Wilshire Grand 
Project

Wilshire Grand 
Redevelopment Project 
(Sched completion 
2017)

900 W WILSHIRE BLVD

Metro HWD 13 2010 Restauranf/Theater 2139 W Sunset 81

Metro MTR 1
Barlow Hospital 

2009 Replacement & 
Master Plan

800 Condos, 56 Bed 
Hospital, 15 KSF Retail

2000 STADIUM WY

Metro MTR 1
Westlake Theater 
Apts

52 Apt & Public Parking 619 s West|ake Av 
Proj

Metro MTR 13 2012 Mixed Use 122 Apartments, 5000 
SF Retail

1435 W 3rd St

Metro C8D 9 2012 Grand Avenue
265 Apartments, 5020 
SF Restaurant 237 S Grand Av

237.5 712.5 KSF Office,

11/13/2008

03/09/2009

03/18/2009

08/11/2009

10/15/2009

03/16/2010

12/22/2010

03/09/2011

03/01/2012

03/07/2012

http://dotplanmng.dot.ci.la.ca.us/CLATS/FonnViews/RelPiojView.aspx?LAT-34.075553&LON--H8.251837&PROJ  ED—44420[S/13/2016 7:18:52 AM]

1.7 Other [other Lte_____ 88 2277 33 52 57 I31
88 2277 33 52 |57 31

1.1

1.6

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOutj Comments

Apartments Total Units 144 60 73 780 13 49 47 25 2012 update

60 73 780 13 49 47 25

Land.Use Unit.ID size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments
Condominiums Total Units 330

Retail
S.F. Gross
Area

12000 94 108 1217 21 73 66 42
Total Net 
Trips

94 108 1217 21 73 66 42

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips 'let.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments
Condominiums Total Units 65

Retail S.F. Gross
Area

7775

Other
S.F. Gross
Area

7775 restaurant

Other Other 100 107 1283 44 56 65 42
net total 
rips

100 107 1283 44 56 65 42

1.8

0.7

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments
Mixed Use Other 800 858 3624 725 75 94 764

800 858 3624 725 75 94 764

Land.Use UnitJD size Net.AM.Trips Net.PM.T rips|N et.Da ily.T rips NetAMIn NetAM Out |NetPMIn jN etPM Out Comments
Other S.F. Gross Area 5979 5 45 |538 4 i fio pi restaurant

5 45 (538 4 |l [30 15

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.T rips NetAMIn NetAMOut NetPMIn iNetPMOut Comments
Condominiums Total Units 888

Other Other 56
Hospital
Beds

Retail
S.F. Gross
Area 15000 299 379 4486 61 238 242 137

Total
includes
credits

299 379 4486 2 38 242 137

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments
Total
Units

52 20 24 254 3 17 16 8
Total reflects credit for 
transit & existing 7 
units

20 24 254 3 17 16 8

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments
Apartments Total Units 122

Retail S.F. Gross 
Area

5000 53 66 711 11 42 41 25

Credit applied for 
existing apartments 
(18) and 1 single
family

53 66 711 11 42 41 25

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments
Other Total Units 1648 Condo
Apartments Total Units 412 Apts

Retail
S.F. Gross 
Area 449000

Office
S.F. Gross
Area

681000
Office space 
for County 
Office Bldg

Other Other 1540 2414 21631 929 611 1067 1348
Total Net Trips 
(All Parcels)

1540 2414 21631 929 611 1067 1348

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips 'let.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Office
S.F. Gross
Area 712500 1048 1374 13534 930 118 435 942

Total trips 
nased on Alt. 3

1.7

1.3

1.5

http://dotplanmng.dot.ci.la.ca.us/CLATS/FonnViews/RelPiojView.aspx?LAT-34.075553&LON--H8.251837&PROJ


Case Logging and Tracking System (CLATS)

Metro C80 14 LA Civic Center 
Office 10 35 KSF Retail, 2.5 150 N LOS ANGELES ST

KSF child care

Metro HWD 13 2012 Hotel
26 Rm Hotel, 3784 SF 

Restaurant Restaurant, 2497 SF 
Lounge

1629 N Griffith park bl

Metro MTR 1 Mixed Use 
(Valencia Project)

217 Apartments, 2400 
SF Retail, 4450 SF 
Restaurant

1501 W Wilshire 81

Metro MTR 1 2013 Mixed Use 94 Apartments, 2 KSF 1329W7thst

Metro HWD 13 2013
Charter High 
School

600 student high school 1552 W Rockwood St

35867 Metro MTR 9 2011 Mixed Use
700 Apartments, 27 KSF 
Retail, 5 KSF Restaurant 710 S Grand Av

Metro C8D 14 2012 ISAF
Retail/Restaurant

27765 SF 
Retail/Restaurant 201 S 8roadway

Metro C8D 14 2013 Mixed Use 430 apartment, 10 KSF r n , 
Retail, 5 KSF Bar 400 S Broadway

Metro MTR 1 2013 Apartments 210 Apartment Units 1185 W Sunset bl

Slake Ave
Metro MTR 13 2014 Riverfront

(81a ke/ 81 imp)

142 residential units & 
9,658 sf retail/restaurant

1801 W SLAKE AVE

09/21/2012

03/07/2013

03/12/2013

03/20/2013

04/18/2013

05/27/2013

07/12/2013

08/07/2013

10/23/2013

03/25/2014

http://dotplaimmg.dot.ci.]a.ca.us/CLATS/ForrnViews/RelPrcijView.aspx?LAT-34.075553&LON--118.251837&PROJ ID-44420[5/13/2016 7:18:52 AM]

Retail
S.F. Gross
Area 35000

Other S.F. Gross
Area

2500 Child Care

1048 1374 13534 930 118 435 942

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips >let_Daily_Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Other Rooms 26 Hotel
Other S.F. Gross Area 3784 lestaurant
Other S.F. Gross Arec 2497 38 25 13 5ar/Lounge

0 38 0 0 0 25 13

LandJJse UnitJD size Net_AM_Trips Net.PM /Trips Net.Daily.T rips NetAMIn NetAMOut NetPMIn NetPMOut Comments
Apartments Total Units 218
Retail S.F. Gross Area 6000

Mixed Use Other 1500 7 61 1163 -11 18 38 23

7 61 1163 -11 18 38 23

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.T rips NetAMIn NetAMOut NetPMIn NetPMOut Comments
Apartments Total Units 94 53 61 662 16 37 39 22

Retail S.F. Gross 
Area

2000
Hi-Turnover 
Restaurant, Total 
includes credits

61 22

Land.Use UnitJD size |Net_AM .Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

School Enrollment 600 180 54 715 122 58 26 29
Credit for exist 182
student hs

180 54 122 58 29

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments
Apartments Total Units 700

Retail S.F. Gross 
Area

27000

Other S.F. Gross 
Area 5000 273 477 5245 88 185 275 202

(Restaurant) Total 
reflects credit for 
transit & pass-by.

273 477 5245 88 185 275 202

Land.Use UnitJD size Net.AM.T rips|N et.PM.Tri ps Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Other S.F. Gross 
Area

27675 -81 70 -40 -41 53 17 Mixed: office, 
retail, restaurant

-81 70 0 -40 -41 1/

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments Total Units 450

Retail
S.F. Gross
Area

7500

Other S.F. Gross 
Area

5000 183 212 2266 36 147 139 73
Use-Bar, total 
includes existing, 
transit credit

183 212 2266 36 139 73

Land.Use UnitJD size Net_AM_Trips|Net.PM .Trips Net.Daily.Trips NetAMIn NetAMOut|NetPMIn NetPMOut Comments
Apartments Total Units 210 180 144 2216 57 123 90 54

180 144 2216 57 123 90 54

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments
Condominiums Total Units 142

Retail
S.F. Gross
Area

4898

Other
S.F. Gross 
Area 3760 Restuarant

Other S.F. Gross 
Area

1000
coffee/donut 
shop no drive 
thru

Mixed Use 109 96 1248 28 81 72 24
total net 
project trips

109 96 1248 28 81 72 24

I I I I I I I I I I I
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Case Logging and Tracking System (CLATS)

Metro MTR 1 2014
Legal Aid 
Foundation of LA

Replace existing 12ksf 
office bldg with 34ksf 
office bldg

1550 W 8TH ST

Metro MTR 9
La Plaza Culture 

2014 Village (Project 
No. R2014 00619)

LA County
P roj ect(RENV201400051)

527 N SPRING ST

Metro MTR 1 2014 Mixed Use 101 Apartments, 3.514 1335 w 1ST ST
KSF Retail

Metro MTR 1 2014 Residential 94 Apartments 459 S HARTFORD AV

Metro HWD 13 2014 Restaurant
7,945 SF Hi Turnover 
restaurant

1455 N Alvarado St

Metro MTR 1 2014 Residential 101 apts 401 N BOYLSTON ST

Metro MTR 1 2014 Mixed Use
80 Apartments, 4589 SF 
Restaurant

1150 W WILSHIRE 8LVD

Metro MTR 1 2014 Apartments 90 Apartments 1218 W INGRAHAM ST

3 MU projs:297 apts &
42034 Metro HWD 13 2014 ^jNniON 26.6Sksf 4000 W SUNSET 8L

" ' commercial,4.5ksf gym

Metro CCW 1 2008 Condominiums 58 Condominium Units 742 S HARTFORD AV

Metro MTR 14 2014 Mixed Use
428 Apartments, 6700 
SF Retail 340 S Hill st

05/29/2014

06/17/2014

09/03/2014

09/08/2014

10/22/2014

10/29/2014

11/05/2014

12/03/2014

12/09/2014

01/28/2015

02/04/2015

http://dotplanmng.dot.ci.la.ca.us/CLATS/FonnViews/RelProjView.aspx?LAT-34.075553&LON--H8.251837&PROJ  ED—44420[S/13/2016 7:18:52 AM]

LandJJse UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.TripsjNetAMIn NetAMOut NetPMIn NetPMOut Comments

Office
S.F. Gross
Area

33957 33 32 230 29 4 6 26
TOTAL NET 
PROJECT TRIPS

33 32 230 29 % 2o

LandJJse UnitJD size Net_AM_Trips Net_PM .Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Other Other 167 320 3585 49 118 189 131

apts. -345 du, 
retail-23000 sf, specialty 
retail-21000 sf, and 
restaurant-1100 Osf

167 320 3585 49 118 189 131

1.4

LandJJse UnitJD size Net.AM.Trips Net_PM_Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments
Apartments Total Units 101

1.0

1.5

0.7

S.F. Gross 
Area

Total includes 
transit credit and 
pass by

66 714

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments Total
Units

94 46 66 6S8 9 37 43 23 Total includes transit 
credit.

6S8 9 37 43 23

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Other
S.F. Gross
Area

7948 86 78 1011 47 39 47 31
Land Use-hi-
turnover
restaurant

86 /8 1011 47 39 47 [31

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips 'let.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments
Total
Units

101 43 2 561 35 34 18
'otal includes 

existing uses.

43 52 561 8 35 34 18

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments
Total
Units

80

Other
S.F.
Gross
Area

4589 4 34 511 -22 26 39 -5

Land Use - 
Restaurant. Total
includes discounts 
for transit, internal 
and existing uses.

|4 34 511 -22 26 39 -5

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments
Apartments Total Unit 80 41 50 532 8 33 33 17

41 50 532 8 33 33 17

1.7

1.8

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.T rips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Retail S.F. Gross
Area

2800 specialty retail

Other
S.F. Gross
Area

4500
healtlyfitness
club

Other S.F. Gross
Area

14700
hi-turnover
restaurant

Apartments Total Units 297 237 251 2947 83 154 156 95
Total net 
project trips

"237 [251 2947 83 154 156 95

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments Total
Units

58 26 31 333 5 21 20 11
Total net project trips; 
TS not required
1/2015

31 333 5 21 20

1.9

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.T rips NetAMIn NetAMOut NetPMIn NetPMOut Comments
Apartments Total Units 428

Other
S.F. Gross 
Area 6700 163 219 2361 34 129 141 79

Land
Use-Restaurant.
Total includes

1.7

http://dotplanmng.dot.ci.la.ca.us/CLATS/FonnViews/RelProjView.aspx?LAT-34.075553&LON--H8.251837&PROJ


Case Logging and Tracking System (CLATS)

Metro MTR 1 2014 Restaurants & 8ar 9600 SF Restaurant, 
3500 SF 8ar

1728 W 7th St

Metro MTR 1 2014 Mixed Use
126 Condos, 100
Apartments, 7200 SF 1145 W 7th st 
Retail

Replace existing storage
Metro MTR 13 2014 Mixed use truck area w/137 apts & 609 N DILLON AV

up to ISksf retail

Metro MTR 1 2015 Apartments 80 Apartment Units 422 S LAKE ST

Metro MTR 14 m Apartments (in 
construction 2015) 77 Apartments 118 S Astronaut e.s. onizuka

Metro MTR 1 2014
Kaiser Victor 
Heights

100000 SF Medical 
Office Suilding 765 W COLLEGE ST

Metro MTR 1 2015 Charter School
263 High School 
Students, 74 Middle 
School Students

211 S AVENUE 20

43464 Metro HWD 13 2015
Apartment & 
Child Care

40 Apartments, 4237 SF 
Child Care

3330 W 8EVERLY BLVD

Metro MTR 1
Stadium Way & 

2014 Chavez Ravine 
Apartments

158 Apts 959 E STADIUM WAY

Metro MTR 1 2015 Mixed Use 300 Apartments, 8 KSF 700 w Cesar chavez av 
Retail

Metro HWD 13 2015 Apartments 49 Apartments 1901 Vi/ 8lake Av

02/09/2015

02/11/2015

03/05/2015

03/25/2015

05/28/2015

06/11/2015

07/09/2015

07/20/2015

07/21/2015

08/05/2015

08/11/2015

http://dotplanmng.dot.ci.la.ca.us/CLATS/FonnViews/RelProjView.aspx?LAT-34.075553&LON--H8.251837&PROJ  ED—44420[S/13/2016 7:18:52 AM]

1.9

1.8

1.6

1.6

1.8

0.8

1.8

1.9

0.9

1.1

1.6

transit, pass-by 
credit.

163 219 2361 34 129 141 79

Land_Use UnitJD size Net.AM.Trips Net_PM .Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Other S.F. Gross 
Area 9600

land
use-restaurant

Other
S.F. Gross
Area

3500 -70 64 362 -30 -40 50 14
land use-bar, 
credits for existing 
applied.

-70 64 362 -30 -40 50 14

Land_Use UnitJD size Net_AM_Trips Net.PM.Trips Net.Daily.T rips NetAMIn NetAMOut NetPMIn NetPMOut Comments
Condominiums Total Units 126
Apartments Total Units 100

Retail
S.F. Gross
Area

7200 70 102 1084 4 66 67 35

Total includes 
transit, interna! 
and passby 
credit.

70 102 1084 4 66 67 35

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments Total Units 137

Retail
S.F. Gross
Area 18000 60 98 1095 18 42 67 31

Total project 
net trips

60 98 1095 18 42 67 31

Land.Use UnitJD size |f5

Net_Daily_Trips|NetAMIn|NetAMOut NetPMIn NetPMOut Comments
Apartments Total Units 80 41 SO 532 8 |33 33 17

41 jU 532 Is 33 33 17

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments Total Units 77 19 25 97 -1 20 19 6

19 25 97 -1 20 19 6

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments
Office S.F. Gross Area 10000 226 276 3422 178 48 78 198 Medical Office

226 276 3422 178 48 78 198

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

School Enrollment 263 153 46 570 99 54 22 24 High School
School Enrollment 74 middle school

153 46 570 99 24

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments Total Units 40 63 67 495 26 34 35 32
Pass-by and 
transit credit 
applied

Other
S.F. Gross 
Area 4237

Land Use-Day 
Care

63 67 495 26 34 35 32

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments Total Units 158 81 98 1051 16 65 64 34

81 98 1051 16 65 64

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments Total Units 300 96 153 1511 7 89 99 54
Total includes 
credit for existing, 
transit, internal.

Retail S.F. Gross 
Area

8000

96 153 1511 7 89 99 54

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments Total Units 49 28 38 394 4 24 18 14 Pass-by credit 
applied

Other
S.F. Gross
Area

1000
Hi-Turnover
Restaurant

28 38 394 4 24 18 14

http://dotplanmng.dot.ci.la.ca.us/CLATS/FonnViews/RelProjView.aspx?LAT-34.075553&LON--H8.251837&PROJ
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43288 Metro MTR 13 2015 Glendale 8lvd Apts 70 apts 1750 N GLENDALE 8L

Metro MTR 1 2015 Apartments 65 Apartments 326 S Reno st

Metro HWD 13 2015 Residential 71 Apartments 2335 W Temple St

471 residential units,
Metro MTR 14 2015 Medallion Phase 2 5,190sf retail & 27,730sf 300 S MAIN ST

restaurant

Metro MTR 1 2015 Apartments 43 Apartments 340 N PATTON ST

Metro MTR 13 2015 LA Hotel 89 room hotel 1625 W PALO ALTO ST

Metro MTR 14 2015 Hotel + Retail 241 Room Hotel 649 S Olive st

43947 Metro MTR 1
m Sapphire Mixed 

Use (revised)

369 Apts, 18.6ksf 
shopping ctr, 2.2ksf 
restaurant & 1.2ksf 
coffee shop

1111 W 6TH ST

Metro MTR 1 Sunset Everett 2016 ,, 
Mixed Use

204 apts, 1900 sf coffee
shop & 6 single family 1185 W Sunset bl
homes

Metro HWD 13 2015 Apartments 212 Apartments 235 N HOOVER ST

42388 Metro MTR 1 2014
Hotel & 
Apartments

126 Room Hotel, 425
Apartments, 4874 SF 675 S Sixel st
Retail

08/27/2015

09/03/2015

09/23/2015

09/29/2015

10/28/2015

10/28/2015

12/23/2015

12/23/2015

01/15/2016

02/24/2016

03/02/2016

http://dotplanmng.dot.ci.la.ca.us/CLATS/FonnViews/RelPiojView.aspx?LAT-34.075553&LON--H8.251837&PROJ  ID-44420[5/13/2016 7:18:52 AM]

0.9

1.9

1.2

1.9

0.7

0.7

2.0

LandJJse UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments
Total
Units

70 33 38 426 5 28 25 13
Total net project 
trips

JO 426 J

Land_Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments
Total
Units

65 25 30 326 5 20 20 11
Credit for existing 
units.

25 30 326 5 20__ 11_____________

LandJJse UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut|NetPMIn NetPMO ut jcomm ents
Apartments Total Units 71 39 57 554 8 31 |37 20

39 57 554 8 |31 37 20

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments Total Units 471

Other S.F. Gross
Area

27780
High-turnover
Restaurant

Retail
S.F. Gross
Area 5190 386 410 4691 143 243 257 153

Total Net
Project Trips

386 410 4691 143 243 257 153

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments
Total
Units 43 20 25 267 4 16 17 8

Credit for existing 
uses applied.

20 25 267 4 16 17 r8

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.T rips NetAMIn NetAMOut NetPMIn NetPMOut Comments
Other Rooms 89 47 53 727 28 19 27 26 Hotel

47 53 727 28 19 27 26

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Other Rooms 241 109 123 1674 6 44 63 60 Total net new trips

109 123 1674 6 44 63 60

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments Total Units 369 46 53 587 -71 117 104 -51
Total net project 
trips

Other
S.F. Net
Area 18600

Shopping
Center

Other S.F. Net
Area

2200 Quality
Restaurant

Other S.F. Net
Area

1200 Coffee Shop

46 53 587 -71 117 -51

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments Total
Units

204 99 120 1289 19 80 77 43

Other
S.F. Net
Area

1900 93 34 958 47 46 17 17
Coffee
shop

Single Family Homes Total
Units

6 5 6 55 1 4 4 2
Total net
project
trips

Retail
S.F. Net 
Area

9434 4 15 172 3 1 7 8
total net
project
trips

201 [l75 2474 70 131 105 70

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments Total Units 214 109 133 1423 22 87 86 47
109 22 87 86 47

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments Total Units 425 247 300 3461 74 173 184 116
Credit for transit 
applied

Other Rooms 126 land use-hotel

Retail
S.F. Gross
Area

4874

24 / J4bl /4 173 184 116

http://dotplanmng.dot.ci.la.ca.us/CLATS/FonnViews/RelPiojView.aspx?LAT-34.075553&LON--H8.251837&PROJ
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Metro MTR 1 2015 Apartments 80 Apartments 740 S HARTFORO AV

Metro MTR 1
Mixed use (Lifan 
Tower)

503 Condominiums, 
5959 SF Retail 1235 W 7th St

Metro MTR 1 2015
1322 Linwood 
Apts

84 apts 1322 W LINWOOD AVE

03/03/2016

03/24/2016

03/30/2016

http://dotplanmng.dot.ci.la.ca.us/CLATS/FonnViews/RelProjView.aspx?LAT-34.075553&LON--H8.251837&PROJ  ID-44420[5/13/2016 7:18:52 AM]

Land.Use UnitJD size Net.AM.Trips Net_PM_T rips|N et_Da ily_T ri ps NetAMIn NetAMOut NetPMIn NetPMOut Comments

Apartments
Total
Units

80 37 479 7 30 29 IS
Total includes 
existing credit.

P__ 45 30 29 15

1.9

1.8

LandJJse UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.T rips NetAMIn |NetAMOut|NetPMIn NetPMOut Comments

Condominiums Total Units 303 118 154 1725 23 95 100 54
Total 
includes 
transit credit

Retail
S.F. Gross
Area

S960

154 1725 23 95 100

Land.Use UnitJD size Net.AM.Trips Net.PM.Trips Net.Daily.Trips NetAMIn NetAMOut NetPMIn NetPMOut Comments

2.0 Apartments
Total
Units

84 35 42 449 5 30 28 14
Total net project 
trips

35 42 449 5 30

http://dotplanmng.dot.ci.la.ca.us/CLATS/FonnViews/RelProjView.aspx?LAT-34.075553&LON--H8.251837&PROJ
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Kunzman Associates, Inc. William Kunzman, P.E.

Over 40 Years or Excellent service
Principal

Overview

William Kunzman, P.E., has worked professionally in traffic 

engineering and transportation planning since 1967 in both the 

public and private sectors. Bill is an expert witness in traffic 

engineering involving highway accidents (automobile, truck, bus, 

pedestrian, bicycle, and motorcycle}. Bill has extensive knowledge 

of governmental agency procedures, design, geometries, signs, 

traffic controls, parking, and maintenance. Bill is highly skilled in 

presenting findings and recommendations to elected officials, 

municipal commissions community groups, the Courts, and the 

general public.

Education Honors and Awards

University of California at Los Angeles, B.S., □ Received fellowship and living stipend to attend Yale University

Engineering from the insurance Institute for Highway Safety, 1967-1968.

Yale University, Bureau of Highway Traffic, 

Certificate in Traffic Engineering

Federal Highway Administration, 18 Month 

Highway Engineering Training Program

University of California at Irvine, Guest Lecturer

California State University at Fullerton, Class 

Instructor

■ Elected Class President of Yale University Bureau of Highway 

Traffic, 1967.

■ Recipient of the 1978 Institute of Transportation Engineers Past 

Presidents' Award. This is the most prestigious award granted 

by the Institute of Transportation Engineers to persons 35 years 

old or younger. It is given annually to one person on a 

worldwide basis.

American Planning Association, Guest Speaker 0 Received from Institute of Transportation Engineers, Southern
California Section, "Young Traffic Engineer of the Year Award" 

in 1979.

Professional Engineer Registration

Registered Professional Traffic Engineer in the 

State of California, TE0056

Professional History

County of Los Angeles, Assistant Traffic Engineer

Wilbur Smith Associates, Assistant Traffic Engineer

Federal Highway Administration, Policy Planning

County of Riverside, Assistant Traffic Engineer

Lampman Associates, Traffic Engineer Associate

City of Irvine, Transportation Planning Engineer

Weston Pringle and Associates, Traffic Engineer 

Associate

Kunzman Associates, Inc., Principal

Professional Publications

■ "Irradiation and Halation", Traffic Engineering Magazine, 

December 1968.

a "Accuracy of Computer Program BMD02R, Stepwise 

Regression" Highway Planning Technical Report Number 17, 

Federal Highway Administration, Washington, D.C., April, 1970.

h "A Simplified Procedure to Determine Factors for Converting 

Volume Counts to ADT's", Traffic Engineering Magazine, 

October 1976.

b "Annual Vehicle Miles Traveled per Family as a Function of 

Primary Wage Earner's Work Trip Mileage", Institute of 

Transportation Engineers Technical Notes, March 1978.

b "Another Look at Signalized Intersection Capacity", ITE Journal, 

August 1978. This article was submitted in competition for the 

1978 Institute of Transportation Engineers Past President 

Award and won the award.

a "Urban Development and Circulation Systems - A Critical 

Balance", ITE Compendium of Technical Papers, August 1980.

(714) 973-8383
WWW.TRAFFlC-ErOGU-IEER.COM

1111 Town & Country Road, Suite 34 
Orange, California ££868

5005 La Mart Drive, Suite 201 
Riverside, California 92507

http://WWW.TRAFFlC-ErOGU-IEER.COM
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May 14, 2016

Quintero Neighborhood Association
PO Box 26048
Los Angeles, CA 90026

SUBJECT: Engineering Geology and Geotechnical Review of “Geology and Geotechnical
Engineering Study, Proposed 4 Unit Residential Development 1324 Quintero 
Street, Los Angeles, California for LOF Partners LLC”, GeoSoils Consultants 
Inc., Work Order No. 6801, February 10, 2015.

REFERENCES: See attached References Cited

Dear Mr. Sherman:

At your request, we have reviewed the subject report with regard to the proposed grading and 
development, and the engineering geology and geotechnical conditions at the project site. The 
subject report references and incorporates other maps and reports that are discussed here as well. 
The subject GeoSoils Consultants Inc. (GeoSoils) report was provided as a 38 page Adobe 
Acrobat file with a Geologic Map and no geologic cross-sections. No data was incorporated 
from any earlier geotechnical reports at the site or in the vicinity of the site. The consultant 
conducted limited field studies and performed laboratory tests. To our knowledge no City of Los 
.Angeles Geologic and Soils Report Comment Letter or Approval Letter has been issued for the 
subject report.

Background
The proposed development property consists of one lot (Lot 15) approximately 240 feet long and 
110 feet wide elongated northeast-southwest (GeoSoils, 2015, their Geologic Map; Yerkes and 
Campbell, Appendix Figure 1) along the east side of Quintero Street. The proposed project 
consists of four four-story single-family homes each with a two car parking on the bottom floor. 
Homes would be side-by-side across the lot from northeast to southwest. Prior to the existing 
land use, the property sloped downward to the south and southwest approximately 15 feet across 
the property (ZIMAS, 2016; USGS, 1928).

Even though the proposal is to leave as much uncertified fill in place as possible, the consultant 
indicates “Grading of the site will involve the removal and recompaction of a minimum of 3 feet 
of existing fill and limited bedrock deposits.” Temporary cut slopes would be necessary, with 
heights and locations depending on many factors, but primarily the amount of existing 
unsuitable, uncertified artificial fill removed. Particularly on the south and east sides, temporary 
cut slopes could reach at least 10-feet high if all fill and unsuitable weathered bedrock is 
removed. The north and south property lines may require replacement retaining walls and 
foundations, with wall heights up to 10 feet high (GeoSoils, 2015). No permanent cut slopes are 
proposed.

Investigation methods employed at the site included surface geologic mapping and 8-inch 
diameter machine dug hollow-stem auger borings to depths of 10-, 10-, and 15-feet. The three

1



hollow-stem auger borings were logged to depth. Samples were collected for laboratory testing. 
There is no indication for any of the studies referenced that historic aerial photographs or 
topographic maps were interpreted to determine pre-development geologic conditions at the site, 
for example evidence of landslides, pre-development ground disturbance, or adjacent canyons.

The site ground elevations are approximately 512 to 520 feet along the north property line and 
505 to 510 on the south property line, with an elevation difference of approximately 15 feet over 
a distance of 110 feet (Appendix, Figure 2; ZIMAS, 2016). Northeast to southwest along 
Quintero Street the elevation drops approximately 65 feet to Sunset Boulevard making a slope of 
approximately 8 degrees to the southwest (Figure 2). Cadastral maps with 5-foot topographic 
contours from ZIMAS (City of Los .Angeles, 2016) were reviewed (see Figure 2). Lot 15 is 
classified as “Hillside Area (Zoning Code)”. The 1928 USGS map indicates the presence of a 
canyon slope encroaching onto the east edge of the site. This canyon is now mostly filled.

General Geologic Conditions
This area was previously mapped by Lamar (1970), Dibblee (1991), and Yerkes and Campbell 
(2005, Appendix Figure 1) as Monterey Formation or Puente Formation bedrock. The 
consultants (GeoSoils, 2015) geologic map, their Figure 1, was taken from Dibblee (1991), 
although no source is provided on the map. Their geologic/geotechnical report describes two 
geologic units within the project site: 1) Man-placed artificial fill (map symbol af) and 2) 
Tertiary (Miocene) Monterey Formation bedrock (GeoSoils, 2015; Dibblee map symbol Tmss). 
However, the site is actually located in the unit Tmsh based on Dibblee’s map, which indicates a 
shale bedrock portion of the Monterey is present. This geologic unit is shown at numerous 
locations on Dibblee’s 1991 map and the adjacent 1989 Los Angeles Quadrangle to the east. 
This is a much finer-grained and thinly bedded formation with more well-developed bedding 
planes than the Tmss.

Bedrock at the site (Tmsh from Dibblee) is covered with man-made artificial fill (map symbol 
af) between 3- and 12-feet thick as measured by the three borings. .Artificial fill would be 
removed to at least three feet deep (GeoSoils, 2015), so that either Monterey Formation bedrock 
(Tmsh or artificial fill (af)) would remain. Engineered compacted fill would be placed on the 
lots where necessary to create the desired surface grades.

GeoSoils (2015) indicates the bedrock consists of hard, yellow/brown/orange to gray, 
interbedded sandstone and shale. Dibblee describes the general Monterey Formation Tmsh as 
“white weathering, thin-bedded, platy siliceous shale, locally porcelaneous and silty.” Yerkes 
and Campbell (2005, Appendix Figure 1) describe the Puente Formation (Tpn) as “Marine 
siltstone, sandstone, and shale; locally diatomaceous.” If the Tpns extends toward the site from 
the east it would consist of “Well-bedded, light gray, siliceous shale and siltstone; regularly 
interbedded with thin, fine- to coarse-grained sandstone beds” which is consistent with Dibblee’s 
Tmsh and the consultants boring log descriptions. This suggests the site is not underlain by 
predominantly sandstone.

Geologic faults, which can be classified as non-active, potentially active, or active, are not 
mapped through the subject site. Dibblee (1991) shows a fault immediately to the west 
projecting toward the site (GeoSoils, 2015, their Figure 1); this is not mentioned in the

Quintero Neighborhood Association
1324 Quintero Street
May 14, 2016
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consultants report. Yerkes and Campbell (2005) show a fault mapped within approximately 500 
feet of the site on the south. While neither the Dibblee nor Yerkes and Campbell faults are 
considered active, their impact on the Miocene bedrock structure (bedding dip and strike) could 
be significant. Older movements on this fault could have folded the bedrock between the site 
and the fault changing significantly the bedding dip suggested in the report (30- to 60-degrees; 
GeoSoils, 2015). This was not considered by the consultant. Groundwater was not encountered 
in any of the subsurface exploration excavations.

Slope Stability Considerations
Geologic/geotechnical cross-sections, to depict the distribution of geologic units in the 
subsurface and the dip of geologic bedding planes within a project site, were not provided. No 
geologic/geotechnical data from other nearby projects were cited to provide evidence for the 
bedrock bedding attitudes stated by the consultant. No bedding attitudes are shown by Dibblee 
near the site. The nearest is over 1,000 feet to the east (GeoSoils, 2015, their Figure 1). Yerkes 
and Campbell shows southerly dipping bedding in the Puente Formation (Tpna) at locations 
approximately 500- to 1500- feet north of the site. Without additional exploration (bucket auger 
or core borings, or a number of test pits), there is no means to verify, from the data presently 
available, that the stated the consultants bedding attitudes are valid at the site. If the apparent dip 
of the bedding is shallower than approximately 8 degrees there could be an out-of-slope bedding 
condition at the site for temporary excavations associated with normal grading or replacement of 
existing retaining walls along the north and south property boundaries. This would require static 
and dynamic slope stability analysis to assess the effect of this type of grading.

The bedrock characterization described above by the consultant indicates the Monterey 
Formation is “interbedded sandstone and shale” based on the onsite investigation. There is no 
further characterization of the shale with respect to clay content and bedding strength that might 
aid in a slope stability analysis. This is important because the residual strength implied for 
along-bedding would be lower for shale than for sandstone.

An evaluation of the translational stability of any potential temporary cut/retaining wall slopes 
should be performed due to: 1) the reported presence of shale beneath Lot 15; and 2) the 
potential for an out-of-slope (daylighted) bedding condition cannot be determined with the 
current data and lack of cross-sections. In addition, the presence of steeply dipping fractures and 
joints (presently not determined) might also present areas of weaker strength affecting the slope 
stability calculations. Therefore, these factors should be accounted for as necessary in potential 
temporary cut/retaining wall slope stability analyses for the site.

Groundwater
No groundwater or seepage was noted in the borings excavated at the site (GeoSoils, 2015). In 
addition to potential onsite infiltration, structures upslope from the project site appear to be in 
areas where rainfall, irrigation, and run off could infiltrate the ground surface and flow down 
gradient toward the project site. It is assumed that the pathways would be predominantly along 
fractures and bedding planes in the shale bedrock. This condition should be fully considered in 
any slope stability analyses.

Quintero Neighborhood Association
1324 Quintero Street
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Other Geotechnical Considerations
1. No geotechnical cross-sections through the proposed development were presented. The 
consultant should prepare at least two orthogonal cross-sections through the proposed 
development at the site. The sections should depict existing and proposed grade, various 
underlying soil/bedrock units, approximate contact between the artificial fill and native materials 
(bedrock), and existing/proposed developments at or within close proximity to the site. The 
sections would be needed in order to: a) show any potential for interaction between the proposed 
development and existing developments/improvements such as existing retaining walls at the 
north and south edges of the site; b) the approximate depth of fill at various areas of the site to 
determine the approximate length of piles; and, c) the potential for instability and/or lateral 
surcharge on retaining structures due to cuts exposing potentially daylighted bedding/fractured 
bedrock.

2. The consultant should discuss and evaluate the potential for downdrag forces on piles due 
to static and seismic settlements of the uncertified fill (see NAVFAC, 1997).

3. The consultant recommends the removal and recompaction of at least the upper three feet 
of the existing fill. This may leave uncertified fill in some location where the thickness of the 
existing fill is greater than three feet. Uncertified fill could potentially be susceptible to 
differential settlement and as appropriately indicated by the consultant is not suitable for 
structural support. Hence, the consultant should discuss the risk (for example, the need for more 
frequent maintenance) associated with leaving uncertified fill below certain improvements.

4. The consultant recommends that piles may be assumed to be fixed at 5 feet below the pile 
cap or grade beam, or existing or proposed grade, whichever is deeper. Later on page 16, the 
consultant recommends that “In determining allowable lateral bearing capacity, all existing 
uncertified fill should be assumed not to have any lateral support.” With that being the case, the 
point of fixity of the pile would be expected to be in bedrock, several feet below the fill/bedrock 
contact. Hence, the pile point of fixity would be greater than the depth of fill, and in some places 
that would be significantly greater than 5 feet below existing grade.

5. The consultant provides retaining wall recommendations if replacement of the existing 
retaining walls is deemed necessary. The consultant should also provide recommendations for 
seismic earth pressure on retaining walls in compliance with the California Building Code (2014) 
and the City of Los /Angeles Building Code (2015). Furthermore, the retaining walls should also 
be designed for any lateral surcharge from potential daylighted bedding planes. In this case, a 
substantiated residual along-bedding angle of internal friction should be utilized, otherwise, the 
City of Los /Angles presumptive value may be assumed. 6

6. The consultant performed an expansion index test and reported the results as high 
expansion, but no value was provided. The consultant should provide information regarding the 
location type and depth of the tested sample, and should provide the expansion index value 
obtained from the test.
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1324 Quintero Street 
May 14, 2016
Summary of Results and Conclusions
Our review indicates there is some geologic possibility for temporary cut and retaining wall 
slope instability at the site. However, the lack of unambiguous site geologic data to provide 
evidence for potential slope stability technical issues within and adjacent to the proposed 
development site, is an issue that should be considered and addressed. In our professional 
opinion, the geotechnical issues described above should be considered and addressed prior to 
approval of the project as it is currently defined. In particular, the temporary cut and retaining 
wall bedrock slope stability is an open question due to the lack of site-specific geologic bedding 
orientations, grading uncertainties, assumed material strengths, potential presence of 
undocumented joints and fractures, and up slope groundwater/seepage. The City of Los Angeles 
(LADBS, 2015) requires a formal static and pseudo static (slope deformation analyses) slope 
stability analysis for Hillside Area lots and/or for slopes: “where adverse geologic conditions are 
encountered, the soils report shall provide slope stability analysis in accordance with P/BC 2015
049 and P/BC 2011-050 where applicable.” P/BC 2015-049 requires the studies for all slopes 
that expose unfavorable geologic structure such as unsupported bedding.

It is recommended that any changes to the design or grading plans resulting from additional 
geotechnical or geologic investigation and analysis should be considered relative to the adequacy 
of the current Geology and Soils analysis checklist items Vl.b and Vl.f in the Mitigated Negative 
Declaration.
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This report has been prepared for the sole use and benefit of our client. The analysis, results, and 
conclusions were prepared in general compliance with normal industry practice in Los Angeles 
County. Other consultants may arrive at different results and conclusions with the same 
information. The intent of the report is to advise our client of geotechnical and engineering 
geologic conditions at the subject site, and the possible effects of these conditions on the 
proposed development and surrounding properties. It should be understood that the geotechnical 
engineering and engineering geologic consulting provided represents professional opinions and 
the contents of this report are not perfect. Any errors or omissions noted by any party reviewing 
this report should be reported to Wilson Geosciences Inc. and Geo-Dynamics, Inc. in a timely 
fashion. Only the client can authorize subsequent use of this report. No warranty is either 
expressed or implied.

Please contact the undersigned if you have any questions.

scale.

Closure

Sincerely,

WILSON GEOSCIENCES INC. GEO-DYNAMICS, INC

EXP 2-28-17
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FIGURE 1 - Yerkes and Campbell (2005) Geologic Map in the Vicinity of 1324 Quintero Street

FIGURE 2 - Topographic Contours in the Vicinity of 1324 Quintero Street
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Giroux & Associates
Environmental Consultants

May 14, 2016

Patrick Sherman 
7500 Devista Drive 
Los Angeles, CA 90046

Re: 1324 Quintero Small Lot (Echo Park)
Parcel Map No. AA-2015-777-PMLA/ ENV-2015-778-MND

Dear Mr. Sherman:

As per your request, we have reviewed the mitigated negative declaration (MND) with 
respect to CEQA adequacy in the areas of meteorology/air quality, greenhouse 
gases/climate change and noise/acoustics. We appreciate that this is a small project 
(four units) in the overall scope of Southern California development. However, that is no 
excuse for glossing over or ignoring a number of issues introduced by the existing 
patterns of land use, topography, access and baseline environmental constraints. The 
negligible level of impact analysis and the standard associated mitigation measures are 
ideally suited fora proposed small project without the complicated constraints of this 
site. Because these issues clearly exist, a “cookie cutter” approach is inappropriate.

Project Description: The developer, “Leap of Faith Partners”, or LOF, is completely 
remiss in not identifying this as a modular development that will require truck delivery 
of 35-foot wide building modules and assembly by huge cranes that will block almost all 
traffic on Quintero for extended periods of time. The limited impact analysis and 
mitigation presumes a stick-built project which obviously is not the process in this case. 
None of the construction default impact assumptions are applicable for this project.

Microscale Impacts: The MND is correct in stating that the scale of the project is too 
small to cause any regional impact significance thresholds to be exceeded. Howsever, 
the project impact issues are measured in feet and not in miles. The applicable 
SCAQMD impact threshold is not the basin-wide ozone precursor emissions, but a 
procedure called Local Significance Thresholds (LST) which applies to the closest 
neighbors. No LST impact analysis is presented in the MND. Similarly, the insertion of a 
monolithic structure into the local micro-climate will create noticeable changes in wind 
patterns, temperatures, shade/shadow effects, etc. The close proximity of new 
elevated noise sources to existing neighbors has also not been considered in the MND. 
Noise impacts are mainly a line of sight process. The creation of new source-receiver 
spatial relationships obviously has not been considered in the MND. These represent



permanent, long-term and significant impacts that must be analyzed with appropriate 
mitigation measures incorporated into a recirculated environmental study.

Inadequate Mitigation; The City of Los Angeles Municipal Code requires the 
use of “state of the art noise shielding and muffling devices” when the 
construction equipment noise ordinance is likely to be exceeded. Levels will be 
exceeded but no evidence of the anticipated uses of such measures or their 
mitigation effectiveness is presented in the MND.

Construction Noise Ordinance Compliance: The MND concludes that that noise 
ordinance limit for construction equipment cannot be met with reasonably 
available measures, but fails to evaluate alternative noise reduction options. A 
recent CEQA decisions about noise impacts goes even farther than that. The 
decision in Keep Our Mountains Quiet v. Santa Clara County stated that even if 
the numerical noise ordinance standard could be met (which it cannot be met for 
construction of 1324 Quintero), a potentially significant noise impact could exist 
and preparation of an EIR would be required.

The “Newhall Ranch” Decision: The recent Newhall Ranch decision regarding 
greenhouse gases/climate change concluded that compliance with statewide AB- 
32 goals was not sufficient evidence of a less than significant impact. The MND 
wrongly concludes that the limited impact from a 4-unit small lot project is 
sufficient evidence to support that finding for impact insignificance. That 
conclusion is possibly true for the proposed project because modular 
construction may represent energy reduction options for both construction and 
subsequent occupancy. However, no analysis to support that conclusion is 
included in the MND. Incremental and cumulative impacts have not been 
accounted for and should be considered. The table provided by Kunzman 
Associates traffic engineering, and attached to this record, demonstrates 
evidence that numerous small and medium sized infill projects have been 
recently approved or built, none of them individually reaching a threshold for 
analysis. This is problematic because the dangers of climate change happen 
slowly and are difficult to reverse until its too late. Refusal to identify and 
mitigate these “small” but prolific individual projects constitutes a program-wide 
failure to seriously address the issue.

Localized Noise Impacts: The expectation that roof-top areas on the 4th floor of 
each unit will become “party hubs” has alarming noise impact consequences.
The schematics clearly show bathroom and wet bar areas, electrical connections 
and a kitchenette. The use of amplified or live music and televisions at roof-top 
assembly area could definitely create annoyance at adjacent neighbors, in 
particular the residents of 1330 Quintero who will directly receive, at the same 
elevation, any noise coming off the roof-top assembly directly into their bedrooms 
located on the 3rd floor. Options to reduce building height and eliminate roof-top 
decks would erase this potentially significant impact.



Please excuse the limited time-frame of our review opportunity. As we noted, 
the limited scope of the proposed project is no excuse for a less than adequate 
analysis because of a variety of unique impact considerations (location, 
topography, construction practice, cumulative impacts, etc.). Improvements on 
the current MND are required for informed review of the project’s overall impacts. 
I recommend recirculation of the MND to properly address the impacts outlined in 
this letter. Please call me with any questions.

Sincerely,

Hans D. Giroux 
Senior Analyst 
Giroux & Associates 
949-387-5477



HANS D. GIROUX Page 2

PRINCIPAL PROFESSIONAL RESPONSIBILITIES:

Military: Performed operational weather forecasting for jet aircrews; trained uw
perfeomh responsible for ground safety, security, records administration, 
quality control, forecasting methodology nwrch, and liaison with other bale 
unit*; air dtfanic battle naff weather officer, and deputy detachment 
commander.

University:

Private:

Noise

Conducted laboratory sessions; Instructed students in the use of 
meteorological instrumentation; demonstrated weather analysis techniques; 
supervised Jhaicnt weather observation programs; gave lectures and tests.

Prepared air quality impact assessments for coal- and oil-fired, nuclear, tolar 
geothermal and Wind energy power generation systems; prepared impact 
aiMtfment* for transportation systems, industrial emissions sources, 
wastewater treatment plants, landfills, toxk disposal sites, oil processing 
feed kies, raining operations, commercial, residential, institutional and 
recreational land ores, airports and harbors; conducted atmospheric gas tracer
e.'jwrimerits, developed numerical airflow analyses; and conducted numerous 
meteorological and air quality data acquisition programs with a very strong 
amphisisin arid environments, gecttarmal development, odocs and nuisance 
and in regional pollution impacts from Southern California urbanization.

Developed impact assessments for roadways sources, construction 
equipment, land and gravel plants, wineries, industrial equipment, ges 
recovery plants, railroads, recreational activities and oil refineries, m on Stored 
ambient noise levels from above sources, calibrated highway traffic notsa 
model (FHWA-RD-77-108), and calculated sensilive recepox noise 
exposures; wrote community noise ordinances, purchased monitoring 
equipment and trained city staff; performed noire mhigptian studies including 
bonier design, location, equipment noise control, and residential building 
retrofits.

Dr. DonB. Blumenlhal, President, Sonoma Technology, Joe., 707-327-9372 
Mr. Jerry Backoff, Ptanrang Director, City ofSanMftitoS, 760-744-1050 
Mr. Thom Ryan, Principal Planner, ED AW, Inc, 9494604044 
Ms. Josophint A lido. Senior Planner. David Evans Associate*. 909-4114750 
Dr. Joyce Hsiao, President, Orion Environmental Assoctates, 413-931-9503 
Ms. Valerie Geier, President, Geie* & Geier Consulting, 510-644-2335 
Mr. Tom Dodarev, President, Tom Dodson & Aaociaies, 9094*2-3612 
Mr David Tanner. President, EARSI, 9*9-646-8958 
Ms. Batty Dehoney. Principal Planaar, HDR, las.. 838-712.8400



HANS D. GIROUX

SUMMARY OF QUALIFICATIONS AND EXPERIENCE

EDUCATION:

Bachdke erf Am in Physics, OeuvsraDjf of California (Beieley), 1965. 

Bachelor tf Science mMcnaamOogy, Unrveraty of Utah, 1966.

Gadwrtc studies in Meteorology. University of Wisconsin, 1967-6R.

Mastas of Science in Meteorology, UCLA, I 972.

Candiflacy for Doctorate in MoswrotoEy. UCLA, 1974.

PROFESSIONAL EXPERIENCE:

Weather Forecaster, U.S. Air Force, Truax AF8, Madijoa, WI, 1966*67.

Staff Weatha OfficccOdef Forecasta, McChord AFB, WA, 1968*69 

Teadnk* Assist**, Basse Meteorotogy/Adwiced Dynamics, UCLA, 1969-71. 

Research Aamtant, California Marine Layer Structure, IX^LA, 1971.

Reaocch Assistant. Remote Air Pt^Uattinzsi Scrag by Satellites, UCLA, 1972. 

Research Assistant, Climate Change - Aircraft Poluhoo, UCLA, 197$. 

(cstructor, Basic Meteorology, Oil State Norttnidge, 1972-74.

Air Pnllatinn M«*te<vrf>k*gi*«t, S-Cubed, I jJoHa, CA 1973*75 

Savor Meteorologist, Meteorology Research, Inc., Altaden** CA 1975-77. 

Inatructor, Weather for Flight Aircrewi, Orange Coast College, 1976. 

Instructor, Basic Meteorology, Golden West Cornraunity College, 1976*61. 

bastructor, Basic Meteorology. Orange Coast College, 1977*81.

Coasnltant, Atmospheric Impact Processes, Irvins, CA, l??7-pre*«nV
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General Plan Footnote(s)

SILVER LAKE Footnote No. 1 (View Plan Map)

Height District Number 1VL, exists throughout entire district, except where designated in the 
Echo Park Ave./Sunset Blvd. Community Center and as indicated in Footnotes 2 and 3. 
When a discretionary Floor Area Bonus is requested, building height should substantially 
conform to the 1VL height district limitation.

SILVER LAKE Footnote No. 4 (View Plan Mao)

All structures in residential areas are limited to a maximum height of 45 feet. In residential 
areas governed by the hillside ordinance, structures are limited to a maximum height of 36 
feet. Decision-makers are discouraged from exceeding designated heights in residential^ 
zoned areas.

SILVER LAKE Footnote No. 19 (View Plan Mao)

Each Plan category permits all indicated corresponding zones as well as those zones 
referenced in the Los Angeles Municipal Code (LAMC) as permitted by such zones unless 
further restricted by adopted Specific Plans, specific conditions and/or limitations of project 
approval, Plan footnotes or other Plan map or text notations.

Zones established in the LAMC subsequent to the adoption of the Plan shall not be deemed 
as corresponding to any particular Plan designation unless the Plan is amended to so 
indicate.

It is the intent of the Plan that the entitlements granted shall be one of the zone designations 
within the corresponding zones shown on the Plan, unless accompanied by a concurrent 
Plan Amendment.

SILVER LAKE Footnote No. 20 (View Plan Mao'!

Local streets and freeways are shown for reference only.

SILVER LAKE Footnote No. 24 (View Plan Map)

Existing mobilehome parks are consistent with the Plan. Future mobilehome parks shall be 
consistent with the Plan when developed in the RMP Zone.
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Accueil Membres Photos Pages Discussions Plus Rejoindre

Thirsty Thursday Night at newly opened 5 personnes ont partitipe
BUTTON MASH & STARRY KITCHEN!
29 oct. 2015 • 19:30 
Button Mash

Thirsty Thursday Night at newly opened BUTTON MASH & 
STARRY KITCHEN!

Elaine
Organisateur
invite

Join Us Thursday night to grab dinner and craft beers at Echo Park’s new 
arcade bar Button Mash & Starry Kitchen!! It’s a great place to eat, 
chat, play and start off your weekend!

Button Mash FAQ: No cover charge and all of our games accept Button 
Mash tokens. Video games cost l token, pinball machines 2 tokens. Tokens 
are priced like quarters - 4/$ 1, 20/$5 etc. They can be purchased from the 
vintage change machine in the game area or added directly to your tab in 
$5 or $10 increments.

MENU: http: //www.yelp. com/biz/button-mash-los-angeles

Bryant

Bao P.
NO SHOW B ao

Brian H

WHEN:Thursday, October 29th at 7:30pm

WHERE: 1391 Sunset Blvd, Los Angeles, CA 90026 (Echo Park)
Gabe

PRICE RANGE: $11 - $30 (Food & Drinks)

PARKING: There is free parking in the lot in front of our building, as well 
as on either side of Sunset Blvd.

http://www.yelp




Rejoignez-nous ou connectez-vous pour poster un coraraentaire.

Elaine
Thanks for coming out guys! I hope you had a great time! I know I did, especially 
playing Street Fighter 2 Special Edition, Rampage, Out Run, Ice Cold Beer, Contra, 
Game of Thrones Pin Ball and Tron Pin Ball Arcades.
29 octobre

Gabe
Great meeting and seeing eveiyone! And thanks, Elaine, for organizing... neat 
venue too.

1 • 29 octobre

Brian H
We will stuck around for a bit 

29 octobre

Voir les 4 reponses

Brian H



Np next time 
29 octobre

Elaine
Np. Maybe next time. 
29 octobre

Raymond T.
Still stuck at work, what time you guys staying until? 

1 • 29 octobre

Brian H
Parking in the lot but it's probably full, a few blocks down the way on quintero 
street there is alot of parking Be warned it's a very steep hill.

1 • 29 octobre

Bao P.
Brian and I are here 

1 • 29 octobre

Elaine
How to find us: A meet up sign will be set on the table. See you there! Cheers! 
29 octobre

Jean 1.
OT today, can't go . Sorry 

1 • 29 octobre

Bao P.
Anyone coming here early, gonna catch the new england vs Miami football game (: 
28 octobre

Voir les 3 reponses

Bao P.
cool just text me[masked] 
28 octobre

Elaine
Ya, I'll try to come by earlier too to watch football. :-) 
28 octobre

Creer un groupe Meetup

Connexion
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El*
FORUMS

(http://www.echoparkforums.com/)
Providing a common thread for a diverse community

Store (http://www.echoparkforums.com/shop/)

Home
(http://www.echoparkforums.com/)

Dodgers Opening Day Aftermath (stories and JL 
pictures)
A by Staff (http://www.echoparkforums.com/author/echo-park-forums-staff/) | & posted in: News 
(http: //www. ech oparkforum s. com /category/ech o-park -news/) | Qt 0

On Friday we asked Echo Park residents to send us pictures about their experience with the Dodgers' 
season opener. Over the last three weeks, as the community prepped itself for the 81 home games of 
the MLB season. Echo Park residents, especially those living near streets and entryways to the stadium, 
have been concerned over the vehicular logistics of game days.

Echo Park Forums writer Heather McTear covered, in detail, the last meeting
(http ://www. echopa rkforu ms .com/2014/03/echo-pa rk- residents-s wing -scott-a ve-gates-dodger-fo rum/) 
held between the Dodgers and concerned Echo Park residents before the start of the season. The story 
foreshadowed what opening day would be as the Dodgers' Senior Vice President of Externa! Affairs, 
Renata Simril, didn't have the answers for a growing number of actively concerned residents. Some 
promises were made and others were scheduled.

So here's the problem: Los Angeles, the second most populous city in America, is home to the LA 
Dodgers, the team with the highest payroll in the league. Dodgers stadium, a beautiful urban structure 
seated atop a hill, seats 56,000 people and employs hundreds-all of whom have to make their way into 
the stadium, somehow.

http://www.echoparkforums.com/
http://www.echoparkforums.com/shop/
http://www.echoparkforums.com/
http://www.echoparkforums.com/author/echo-park-forums-staff/
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Dodgers Stadium transportation routes and parking.

Dodgers’ parking rates (http://mlb.mlb.com/la/ballpark/transportation/index.jsp) start at $8 dollars for 
two off-site parking lots (if purchased in advance), and continue to $10 dollars for general lots if 
purchased online, and $15 at the gate. Preferred lot spaces go for $35 online and $50 at the gate; 

reserved parking, purchased for the entire year, is from $5,000-7,000.

Available to fans is also a shuttle service to and from the stadium from Union Station in downtown Los 
Angeles. Users of this service are encouraged to take the metro to the station, and then the shuttle to 

the stadium. The shuttle is free if the rider has purchased a ticket to the game, or $1.50 one-way for 
those without one.

If people decide to drive to Union Station, they would still need to find parking in Downtown-something 

not particularly easy. Union Station provides 500 stalls for $6 each.

The Dodgers also encourage biking to the game and offer free-of-charge bike racks 
(http://losangeles.dodgers.mlb.com/la/downloads/bike_map.pdf) throughout the stadium.

Given these options, the vast majority of people are going to either pay $15 dollars for a general 
parking lot space, or park somewhere around the stadium, such as in Echo Park.

But if parking, traffic, and getting to the stadium were the only problems, maybe the situation local 
residents face would simply be an inconvenience. But as communicated
(http: //www. ech oparkforums. com/2014/03/echo-park-residents-petition-against-dodgers-garcetii- 

ofarrell/) before by Echo Park residents, the concerns extend into the activities that surround a ball 
game.

While the Dodgers’ gameplay is more exciting than previous years due to an improved roster, let’s face 

it-for many people, attending a baseball game is not so much about the four bases but about having a 
good time. This could mean some time in the sun, some peanuts and cracker jack, the experience of 
going to the stadium with friends or family, or many other things, but it could also mean pre-gaming, 
beer, alcohol, drugs, and partying.

Still, there are others who say these problems should be expected if one decides to live near a ballpark, 
and that local residents should live with the consequences and enjoy the experience. After all, living 
near a ball park anywhere in the country, and especially in our large, popular cities, can also mean 

more economic activity, more valuable real estate, and a variety of bars, restaurants, and things to do.

So when we asked residents to send us pictures of their experience, we meant good or bad.

http://mlb.mlb.com/la/ballpark/transportation/index.jsp
http://losangeles.dodgers.mlb.com/la/downloads/bike_map.pdf


Dodgers Opening Day Aftermath
Here are some of the responses we got.

Katherine and David S.
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Photo credit: Katherine and David S.
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Photo credit: Katherine and David S.



(http ://il . wp. com/www. echoparkforums.com/wp-content/uploads/Dodgers- 

Opening-Day-Aftermatch-5 .jpeg)

Photo credit: Katherine and David S.
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Photo credit: Katherine and David S.
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Photo credit: Katherine and David S.

My husband and I took these photos this morning (Saturday, April 6). We noticed the 
trash last night on our way to dinner, and decided to come back when the sun was up. 
We hear people saying the situation with Dodger fans and opening the Scott gate 'isn't 
that bad'. This is appalling to us. - Katherine & David S.

Ann-Marie Holman



leave two different cars 
parked on residential Quintero 
Street, completely disregarding 
the Local Access Only sign 
(circled in pink) posted at the 
street entrance below. Quintero 
offers no stadium access.

Dodgers Opening Day on Quintero Street. Photo credit: Ann-Marie Holman

In a response to Adam G. Bass, the field deputy for the Office of Council member Mitch O'Farrell who 
emailed many concerned residents about some of the shortcomings and complaints of opening day, 
Ann-Marie stated:

It used to be that if you lived west of the stadium, you could still sneak out on game 
days, even when you lived right next door as I do. Now, though, the Scott gate opening 
has created clogs at both Echo Park Ave and Glendale Blvd, making westbound traffic on 
Sunset moving away from the stadium as immobile as the traffic that's trying to get 
there. I hope these pictures can help make a case for getting permit parking put in place 
posthaste on the streets surrounding the stadium. Clearly there won't be any change 
unless there is an actual penalty in place for ignoring the Local Access signs, which don't 
have any effect at all.

She was not alone. On Friday, many residents tried to communicate with the Office of Council member 
Mitch O'Farrell, and with the LA Department of Transportation, LAPD and Council District 1 about the 
lack of parking enforcement on game day.

Private submission



It was crazy on Morton Ave, People were tailgating on the streets early. It was not this 
bad last year. You know they are not local because they are all parked at the no-parking 
Friday zone. I think Echo Park is about to have a rough season ahead if the Dodgers and 
LAPD don't start enforcing the same policies they have for the parking lot and Dodger 
Stadium. It just pushes the Dodger fans down to our streets where they drink and park. 
Parking is already a nightmare here. - Private, ticked off Morton Ave resident.



Heather Parlato

The morning looked [as pictured] after 10 a.m. when the cops gave up blocking Academy 
Road. Helicopters, noise, and a bunch of sports-grunting later, the afternoon looked [as 
pictured], - Heather Parlato

Karlyn Farris



mmmWfesi
40’s on the street. Photo: @ karlynfarris

Dodgers opening day means empty forties on the street! - Karlyn Farris

Thank you to everyone who shared their opening day experience through emails, pictures, and stories. 

Echo Park Forums will continue to be aware of the situation. Please continue to send your stories and 
pictures via our contact form (http://www.echoparkforums.com/contact/). We also encourage residents 
to use our forums (http://www.echoparkforums.com/forums/) as a way to communicate and organize 

in whatever way is necessary.

Share Echo Park:

f (h ttp:/Awww. echo park forums .com /2014 04 tfodgers-o peni n g-da y-aftermath-stori es-an d-p ctu res/?share=facebook Sn h=1) 

t0 (h ttp: tlm w w. ec ho park foru ms .com /201404ttodgers-o peni n g-da y-aftermath -stori es-an d- p ctu res /?sh a- e=t witter Sn b= 1)

\n (h ttp: //w w w. ec ho park foru ms .com /2014 04 tlodgers-o psni n g-da y-aftermath -stori es-an d- p ctu res /?sh ar e=l i n k edi n &n b= 1) 

(p (h ttp: //Vv w w. ec ho park foru ms .com /201404 £iocfc)ers-o peni n g-da y-aftermath -stori es-an d- p ctu res /?sh ar e= p n terest&n b= 1) 

as (h ttp: //w w w. ec ho park foru ms .com /201404ttodgers-o peni n g-da y-aftermath -stori es-an d- p ctu res /?sh a- e=emai I &n b= 1) •S- Wbre

^ Parking (http://w w w .echoparkforums.com/tag/parking/), Dodgers (http://www.echoparkforums.com/tag/dodgers/)

nrAU;ous Post (http://www.echoparkforums.com/2014/04/dodgers-opening-day-memes-definitive-
iir+n

Movt- Dricf (hn-r,• /a*#ww.echoparkforums.com/2014/04/echo-parenting-and-education-nonviolence- 

parenting-podcast/)
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Modifications to channelization to make proposed driveway locations acceptable shall be 
paid for by the permittee requesting the change, prior to approval of the permit. Such 
modifications shall be approved by the Transportation Engineer of the appropriate district 
office.

C. Driveways at Tee Intersections
Driveways for properties at the top of a "T" intersection are to be centered within one foot of 
the prolongation of the terminating street center line. The driveway at the top of the T- 
intersection should be a Case 3 type driveway in a residential area, and a Case 4 type 
driveway in a commercial area (see attached Department of Public Works Standard Plan 
No. S-440-3). Where this is not possible, the driveway should conform to Sub-Section V.B 
(Location of Driveways Adjacent to Intersections).

D. Distance between Driveways

Wherever possible, two-way driveways should be separated by a minimum of 50 feet of full 
height curb to minimize conflict between vehicles using the adjoining driveways.

VI. Driveway Design

A. Basic Principles

Driveways should be designed to minimize possible conflicts between users of parking 
facilities and users of abutting street systems. The design should address pedestrian 
safety, sight distance, width of the lane from which the right turns into the driveway are 
made (i.e. 12 foot curb lane requires a wider driveway), size and turning characteristics of 
vehicles using the driveway (i.e. delivery trucks require wider driveways), complexity of 
vehicular movements, density of traffic on the abutting street (traffic and street width), speed 
of vehicles on the abutting street, arrival or departure rate of vehicles using the driveway, 
and any other considerations that would affect the safety and efficient use of City streets. It 
should be recognized that driveway design recommendations may vary depending upon site 
constraints, location, and usage. Existing driveways can be approved as constructed if the 
project which has necessitated their review is of limited scope or is re-striping only.

B. Width of Driveways

Not withstanding existing Code requirements, the following driveway widths are 
recommended:
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SI ullON DA 11 PAUL |
022*00*J_.

Recommended Widths of Driveways 
(Wdimension of driveway apron, in feet)"

I Type of Development Two-Way One-Way
Commercial 30 ft 16 ft
Industrial 30 ft T6 ft
Single Family Residential

1 or 2 car garage 18 ft -
3 or more car garage 26 ft... .

Multi-Family Residential
More than 25 spaces 30 ft 16 ft
5 to 25 spaces 28 ft 16 ft
Less than 5 spaces 18 ft 16 ft

These recommended widths assume standard passenger vehicles turning right from an 18 
foot wide curb lane under typical conditions. Wider driveways may be appropriate to 
accommodate large commercial vehicles or multiple entry lanes. Shorter driveway widths 
may be considered where it may be more appropriate to use narrower driveway or field 
conditions preclude use of recommended widths.

When larger vehicles and trucks are going to be the predominant users of a particular 
driveway, turning templates shall be utilized to develop a driveway width that can safely and 
expeditiously accommodate the prevalent type of ingress and egress traffic.

2 See attached Department of Public Works Standard Plan No. S-440-3.
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SUBJECT: REVISED POLICIES FOR PRIVATE STREET REGULATIONS,
GENERAL VARIATION NO. 2001-1 AND 2001-2, COMMUNITY 
DRIVEWAYS

Attached are the two new standard policies which modify the Private Street Regulations. The 
authority for these modifications is found in Section 18.12 of the Los Angeles Municipal Code. 
These Dew policies were developed following collaboration with the Department of Building and 
Safety in an effort to clarify the number of lots which could be served by common driveways.

There axe two policies. The first, “Private Street Regulations, General Variation 2001-1,” applies 
to the use of common driveway facilities for single family residential uses. The revised policy 
will permit a common driveway to serve no more than two single family residential uses. The 
second policy, “Private Street Regulations, General Variation 2001-2,” addresses the use of the 
community driveway for all other land uses. The revised policy continues to permit community 
driveways to serve an unlimited number of lots.

In both policies, the requirements with respect to legal lots. Fire Department access and 
Department of Building and Safety requirements continue. •

The chief reason for revising these policies was to distinguish between single family uses and 
non-single family uses.

These policies will become effective on May 1, 2001.

CHrjlc

Attachments'. Private Street Regulations, General Variation 2001-1 (Single Family)
Private Street Regulations, General Variation 2001-2 (all others)
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PRIVATE STREET REGULATIONS 
GENERAL VARIATION 2001-1 
(Operational Date: May 1, 2001)

Common Driveways for Single Family Uses

The following variation applies to lots zoned RW-1 or more restrictive containing single-family 
residential uses except that both of the lots may be vacant For other than single family 
properties, see General Variation 2001-2.

Pursuant to the authority vested in the Director of Planning by the provisions of Section 18.12, 
Article 8, Chapter 1 of the Los Angeles Municipal Code, relating to the issuance of building 
permits for two existing lots, the Director hereby grants the following variation to permit 
common driveway facilities without further approval by the Director of Planning, subject to the 
following conditions:

1. That the lots are separate legal parcels of record prior to July 30, 1962 with required 
street frontage or are separate parcels or lots shown on a recorded Parcel Map or recorded 
Tract Map; or have a recorded Certificate of Compliance; and

2. The driveway shall not cross more than one lot and shall not serve more than 2 existing 
single family residential lots; and

3. The driveway within such easement is improved to a width in conformance with the Fire
Department’s fire access standards as stated in Section 57.09.03 of the Los Angeles 
Municipal Code, but in no event less than 20 feet; and .

4. Ingress and egress easements in the common driveway have been recorded in favor of the 
involved owners in a manner satisfactory to the Department of Building and Safety; and

5. Tire unobstructed distance - from the ground to the sky — between buildings located on 
either side of said driveway is no less than 20 feet and otherwise meets all other setback 
and yard requirements of the LAMC.

This variation shall remain in effect until rescinded by subsequent action. It supercedes the 
previous General Variations dated February 1, 1996, March 28, 1974 and Jond 23,1967.

CON HOWE 
Director of Planning

cc: Department of Building and Safety
Los Angeles Fire Department 
Bureau of Engineering 
Department of Transportation



PRIVATE STREET REGULATIONS 
GENERAL VARIATION 2001-2 
(Operational Date: May 1, 2001)

Common Driveways for Industrial, Commercial and Multi-Family Uses

The following variation does not apply to lots zoned RW-l or more restrictive containing single 
family residential uses. See General Variation 2001-1.

Pursuant to the authority vested in the Director of Planning by the provisions of Section 18.12, 
Article 8, Chapter 1 of the Los Angeles Municipal Code, relating to the issuance of building 
permits for two or more existing lots, the Director hereby grants the following variation to permit 
common driveway facilities without further approval by the Directorof Planning, subject to the 
following conditions:

1. That the lots are separate legal parcels of record prior to July 30, 1962 with required 
street frontage or are separate parcels or lots shown on a recorded Parcel Map or recorded 
Tract Map; or have a recorded Certificate of Compliance; and

2. Notwithstanding Section 12.21-A of the Los Angeles Municipal Code, a driveway within 
such easement is permitted over one or more lots to serve another lot(s). The driveway 
shall not be located and maintained on property which is in a more restrictive zone than 
that of the property on which the building(s) served is (are) located; except that where a 
lot is partly in the P Zone and partly a C or M Zone, any P Zone may be used. A 
driveway may also be located in a more restrictive zone than the zone of the lot where 
any of the building(s) is (are) located provided that the uses are permitted in the more 
restrictive zone; and

3. The driveway within such easementjs. improved to a width, in conformance with the Fire 
Department’s fire access standards as stated in Section 57.09.03 of the Los Angeles 
Municipal Code, but in no event less than 20 feet; and

4. Ingress and egress easements in the common driveway have been recorded in favor of the 
involved owners that need the easement in a manner satisfactory to the Department of 
Building and Safety; and

5. The unobstructed distance - from the gxound to the sky - between buildings located on 
either side of said driveway is no less than 20 feet and otherwise meets ail other setback, 
and yard requirements of the LAMC.

This variation shall remain in effect until rescinded by subsequent action. It supercedes the 
~ ' T' ' is dated February I, 1996, March 28, 1974 and June 23, 1967.

CON HOWE 
Director of Planning

cc: Department of Building and Safety
Los Angeles Fire Department 
Bureau of Engineering 
Department of Transportation
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Los Angeles Municipal Code 

SEC. 57.503.1.6. EASEMENTS.

Where fire lanes are required under Section 57.503.1.4 of this section to provide access for Fire 
Department emergency vehicles, and such fire lanes are other than access roads, they shall be granted to 
the City without cost as easements from a public street or alley to the required terminal point. Provided, 
however, that the easement requirement may be waived, unless otherwise required by the General Plan 
of the City of Los Angeles, where the Department determines that the acquisition of an easement is not 
necessary for the protection of the public safety and welfare. Fire lanes shall be designated and 
maintained as follows:

1. Fire lanes shall have a minimum clear roadway width of 20 feet when no parking is 
allowed on either side.

2. Those portions of a fire lane which must accommodate the operation of Fire Department 
aerial ladder apparatus shall have a minimum clear roadway width of 28 feet when no parking is 
allowed on either side.

3. Those portions of a fire lane 30 feet on either side of a private fire hydrant shall have a 
minimum clear roadway width of 28 feet. No parking shall be permitted within those portions of 
the roadway which are within 30 feet of and on the same side of the roadway as a private fire 
hydrant.

4. Where parking is allowed on only one side of a required fire lane parking shall be on the 
same side of the roadway as the hydrants.

5. Where parallel parking is allowed on either side of a fire lane, the roadway width shall be 
increased eight feet for each parking lane.

6. Where access requires accommodation of Fire Department apparatus, overhead clearance 
shall not be less than 14 feet.

7. Dead end fire lanes shall terminate in cul-de-sacs or other approved turning areas consistent 
with the Department of Public Works Standard Street Dimension Plan D-22549.

8. Fire lanes shall be paved to the City Engineer's standards for public alleys.

http://www.amlegaI.com/alpscripts/get-content.aspx 7/16/2015

http://www.amlegaI.com/alpscripts/get-content.aspx
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Los Angeles Municipal Code 

SEC. 57.503.1.6. EASEMENTS.

Where (Ire lanes are required under Section 57.503.1.4 of this section to provide access Tor Fire 
Department emergency vehicles, and such fire lanes are other than access roads, they shall be granted to 
the City without cost as easements from a public street or alley to the required terminal point. Provided, 
however, that the casement requirement may be waived, unless otherwise required by the Genera! Plan 
of the City of Los Angeles, where the Department determines that the acquisition of an easement is not 
necessary for the protection; of the public safety and welfare. Fire lanes shall be designated and 
maintained as follows:

1. Fire lanes shall have a minimum clear roadway width of 20 feet when no parking is 
allowed on either side.

2. Those portions of a fire lane which must accommodate the operation of Fire Department 
aerial ladder apparatus shall have a minimum clear roadway width of 28 feet when no parking is 
allowed on either side.

3. Those portions of a Fire lane 30 feet on either side of a private fire hydrant shall have a 
minimum dear roadway width of 28 feet. No parking shall be permitted within those portions of 
the roadway which are within 30 feet of and on the same side of the roadway as a private fire 
hydrant.

4. Where parking is allowed on only one side of a required fire lane parking shall be on the 
same side of the roadway as the hydrants.

5. Where parallel parking is allowed on either side of a fire lane, the roadway width shall be 
increased eight feet for each parking lane.

6. Where access requires accommodation of Fire Department apparatus, overhead clearance 
shall not be less than 14 Feet.

7. Dead end fire lanes shall terminate in cul-de-sacs or other approved turning areas consistent 
with the Department of Public Works Standard Street Dimension Plan D-22549.

8. Fire lanes shall be paved to the City Engineer's standards for public alleys.

http://www.amIegaI.com/alpscripts/get-content.aspx 7/16/2015

http://www.amIegaI.com/alpscripts/get-content.aspx
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The Small Lot Subdivision Ordinance was enacted by the City of Los Angeles in 2004. The 
Small Lot Subdivision Ordinance is an innovative zoning tool that allows development of 
tovviihouse style homes on urban infill lots with commercial or multi-family residential zoning. !n 
most cases, the density of a Small Lot Subdivision is much less than what an apartment or 
condominium developer could build.

Despite its advantages, over tire last nine years, problems in tire implementation of the Small 
Lot Subdivision Ordinance have come to light, in many cases, Small Lot Subdivisions have 
disrupted the character of existing neighborhoods. They are not compatible with nearby buildings 
and do not relate well to the street.

To solve this problem, the Director of Planning should update and improve the Small Lot 
Subdivision Guidelines. They are out of date and must be amended to reflect the reality of the 
Small Lot Subdivisions being built today. In addition, the Small Lot Subdivision Ordinance should 
be evaluated and amended if necessary to see if it contains provisions that make it difficult for 
Small Lot Subdivisions to fit in with existing neighborhoods.

I THEREFORE MOVE that the Department of Planning be instructed to update and 
improve the Small Lot Subdivision Guidelines.

i FURTHER MOVE that the Department of City Planning, with the assistance of the City 
Attorney, be instructed to evaluate the Small Lot Subdivision Ordinance and prepare any changes to 
tite Ordinance that are necessary to ensure that future Small Lot Subdivisions are compatible with 
the neighborhood.

'Tom LaBonge 
Councilmember, 4th District

SECONDED BY:
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The Small Loi Subdivision Ordinance wav approved by t!ic Ctlx of bos Angelo in 2005 10 provide fec- 
simple home ownership opportunities in the City and to promote residential infill development in iiiuJtibamiiy 
and commercial zones After more than 10 years of implementation, the Small Lot Subdivision Ordinance has 
been used extensively in the City and no more so than tit eclectic and historic neighborhoods including Echo 
Park, Silver bake and Venice

Originally proposed as an alternative means to encoui age additional for-sale housing opportunities for 
the burgeoning first-time home-buying market, it has often resulted in the development of high-end, luxury 
townhomes rather than tor-sale housing that is more affordable These new homes often replace older 
bungalows and collages that are themselves more affordable for those «ith 1cm and Inoderatc incomes, often 
resulting m projects that are out of scale and lacking m character in comparison hi their surroundings.

While the ordinance has created a new urban honieownership alternative to the traditional single-family 
home, it also brings a new set of spaciai complexities that should be addressed by the Planning Department For 
instance, projects face challenges brought on by neighborhood context, and the proximity of adjacent stniclures 
requiring thoughtful consideration about massing, height, and transitional space from the adjacent properties.

Additionally, particularly where the preservation of neighborhood character is specifically mentioned in 
both the Small Lot Subdivision Guidelines and the community plans, designing and configuring new homes to 
be compatible with the existing neighborhood context is of utmost importance.

I THEREFORE MOVE that the Council instruct the Planning Department to report within 60 days 
regarding potential updates to the Small Lot Subdivision Ordinance and Guidelines.

1 FURTHER MOVE (hat the Council instruct the Planning Department to report on adaptive reuse 
incentives that could apply to existing bungalow courtyards, adaptive reuse and/or preservation incentives that 
could apply to existing residences on multi-family lots that have room for additional infill, and preservation or 
other incentives that could also create new homeownership opportunities that incentivize the maintenance of 
existing structures while adding more units.

1 FURTHER MOVE that the Council instruct the Planning Department, with the assistance of the City 
Attorney, to report on concerns that the Small Lot Subdivision Guidelines cannot be enforced and report on how 
best to codify Guideline requirements, including private on-site trash collection for projects of four or more 
units and on-site guest parking. I

I FURTHER MOVE that the Council instruct the Planning Department to report on creating a unique 
set of requirements that apply to small lot projects of 20 or more units to ensure that larger subdivisions result in 
quality urban design and sufficient project open space.

PRESENTED BY,
MITCH OTARRELL 
Councilmcmber, 13,b District

PRESENTED BY: ///'
mMTKE BONIN 

Councilman bet, 11* District

SECONDED BY:
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Ah> E hvironmerillal impact Report may be warranted 

E rtvifonmentel Factors that may be affected should include:

• Geology and Soils
• Hydrology and Water Quality
• Land Use and Planning
• Public Services
• Utilities and Service Systems

The project is within a FAULT ZONE with potential oil field gas emissions. There is no Soils 
and Geology Report or Geotechnical Report.

There are no position authorities authorized in the budget for properly trained personnel to 
oversee, scientifically report and monitor. Reliance on un-trained, un-licensed personnel to 
approve any actions leaves the city liable.

Fire safety is an issue. Personnel and equipment need to be addressed as to ongoing 
availability.

Watershed quality and degradation issues have not been addressed.

LA Regional Water Quality Control Board issued Municipal Separate Storm Sewer 
Systems Permit ORDER NO. R4-2012-0175 NPDES PERMIT NO. CAS004001, It r#ad§ i§ 
follows:

D, Perm# Coverage and Facility Desorption
The Los Angeles County Flood Control District, the County of L&S Ang§l§§,
84 incorporated cities within the Los Angeles County Flood Control District with the 
exception of the City of Long Beach (see Table 5, List of Permittees), hereinafter

stem water and non-storm water from municipal separate storm sewer systems
ate© caned storm drain systems. For the purposes of this Order, references to

https ://mail.google.conVmail/u/0/?ui=2&ik=cb993cebd1&Mew=pt&search=inbox&th=150b0deef5206b80&siml=150b0deef5206b80
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O0WMP Ertrttaamo^ WatiBatoed IRtom^©mi®ntt Fltem® ®mdi #® <OW> ©B3T$ri>afcg<& totegetegl 
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There i§ m adopted CiiraJatioim Element which is a awr^telltefteiive It#a%tft4eyr§ 
§44f§§§ing the circulation of people, goods, energy, water, sewage^ etefffi ^f§ihai|§< ^ 
§@mmuri§®ti@n§: The Circulation Element is required by the State @f Qallfefflla-.

The pr®j§©t i§ n©t consistent with Framework Element Policy No. 3,3 J-. Ffamewafk 
Il§ffi§nt p®li§y No, 3,3.2 is the monitoring aspect of CEQA for the General Plan. H F§§^§::

Monitor population, development, and infrastructure end i@fVf@§ §§$§§jff@§
within th§ City §nd each community plan area, or other pertinent i@tvf§§ af§§:
Th§ m§ult§ of this monitoring effort will be annually reported to the City QbUhbfl §h#
§h§ll be used in part as a basis to:
§, Determine the need and establish programs for infrastructure end publi§ §§FVi§§ 
investments to accommodate development in areas in which economis development 
is desired end for which growth is focused by the General Plan Framework Element 
b, Change or increase the development forecast within the City and/or community 
plan area as specified in Table 2-2 (see Chapter 2: Growth and Capacity) when It can 
be demonstrated that (1) transportation improvements have been implemented or 
funded that increase capacity and maintain the level of service,
(%) demand management or behavioral changes have reduced traffic volumes and 
meiUntiaiined or improved levels of service, and (3) the community character will not be 
Siigniifmntfy imparted by such increases. Such modifications shall be considered as 
amendments to Table 2-2 and depicted on the community plans.
©. Ariifcte a My to amsd&r whether additional growth should bo accommodated, 
wfmn 75 pmcmt of tone forecast of any me or mom category listed in Table 2-2 (§§e 
Gtimptetr 2: <®imUhi and Capacity^ iis atoaiimd mtifnin a community plan area. If a study i§
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Los Angeles Department of Building and Safety

The information below was found on the following address;

1324 N QUINTERO ST

Parcel Profile Report CD

Permit Information found:

Q1324 N QUINTERO ST 90026

CD

Application/Permit PC/Job # Type 
#

Status Work Description

16019 - 10000 - 01407 B16LA05210 Bldg-
Demolition

Application Submittal ***DPI AND POSTING ONLY*** DEMOLITION OF EXISTING ONE STORY SINGLE FAMILY DWELLING
4/12/2016

16019 - 10000 - 01785 B16LA06633 Bldg-
Demolition

Corrections Issued DEMOLITION OF ONE STORY SINGLE FAMILY DWELLING BY DOZER OR LOADER. SEWER CAP IS
5/6/2016 REQUIRED. CLEAR AND FENCE LOT.

15010- 10000 - 04644 B15LA18114 Bldg-New Verifications in Progress PROPOSED SFD WITH ATTACHED GARAGE PER AA 2015-777-PMLA (S.L.S.) (PARCEL B)
4/25/2016

15030 - 10000 - 08849 B15LA18115 Grading Application Submittal GPI & POSTING: SMALL LOT SUBDIVISION (VTTM 176354) WITH 4 STATE APPROVED STRUCTURES (
12/29/2015 SINGLE FAMILY HOMES).

Code Enforcement Information: CD

Soft-story Retrofit Program Information: <
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AA=201&*m=PMU=9t-1A
Item to " % Charged Fee

Appeal Py Aggrieved Parties Other than the Original Applicant * ! $89 00 100% ' sad oo
, £ase Total $89 00

Item Charged Fee
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Office Downtown 
Applicant Copy 
Application Invoice No 27953

City of Los Angeles 
Department of City Planning

Sean this OR Cocte*vrir> a MrcMt 
■wftia appon your SiMrt&twnt 

Bookmark paga for lulura reference

City Planning Request
NOTICE The staff of the Planning Department will analyze your request and accord the same full and impartial consideration to 

your application, regardless of whether or not you obtain the services of anyone to represent you

This filing fee is required by Chapter 1, Article 9. L.A.M C.

Applicant; SHERMAN. PATRICK N. ( 310-9637966 ) 
Representative
Project Address 1324 N QUINTERO ST. 90026

NOTES:

ENV-2015-778*MND*1A
Item Fee % Charged Fee

Appeal by Aggrieved Parties Other than the Onginal Applicant * $89 00 100% $89 00
Case Total $89 00

Item Charged Fee
•Fees Subject to Surcharges $89 00
Fees Not Subject to Surcharges $0 00

Plan & Land Use Fees Total $89 00
Expediting Fee $0 00
OSS Surcharge (2%) $1.78
Development Surcharge (6%) $5 34
Operating Surcharge (7%) $6 23
General Plan Maintenance Surcharge (5%) $4 45
Grand Total $106 80
Total Invoice $106 80
Total Overpayment Amount $000
Total Pald(tnn»mountmu*t«qu«ttrwsumot*ttcfteck3> $106 80

Council District 13
Plan Area Silver Lake - Echo Park - Elysian Valley 
Processed by KIM, STEVE on 02/01/2016

Signature

b\ RIM. STEVE «m 02 Ot 2016 Invoice No 27953- Pfcp: I of 1 (/W Code is a registered trademark of Denso Wav e. Inonponidl
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Silver Lake-Echo Park-Elysian Valley

Chapter I

INTRODUCTION

Community Background

PLAN AREA The Silver Lake-Echo Park-Elysian Valley Community Plan Area is
located north of Downtown Los Angeles and is generally separated from 
Downtown Los Angeles by Chinatown. Its southern most tip shares a 
border with the Central City Community Plan Area. The Community Plan 
Area’s 4,579 acres (7 square miles) is additionally bordered by the 
Hollywood and Wilshire Community Plan Areas to the west, Westlake 
Community Plan Area to the southwest, Central City North Community 
Plan Area to the south and the Northeast Community Plan Area to the 
north and east. Its land area comprises 2% of the City’s land mass and 
is predominantly a residential area, with approximately 42% of the land in 
the Community Plan Area designated for residential use. Fourteen 
percent of the total area is zoned for single family residential use and the 
remaining 28% of the total area is designated for multiple family 
residential use.

A distinguishing feature of the area is its fairly dense, hillside 
neighborhoods which are often characterized by steep slopes and narrow 
streets. Residential neighborhoods tend to contain a mix of single family 
and multiple family structures, particularly in older neighborhoods such as 
Angelino Heights. The Silver Lake-Echo Park-Elysian Valley Community 
Plan boasts one of the larger concentrations of Modernist Era homes 
mostly located in the single family neighborhoods surrounding the Silver 
Lake Reservoir. With Elysian Park, Dodger Stadium and the Los Angeles 
River along its eastern boundary, it contains more open space than most 
of the Community Plan Area’s in the Los Angeles Metropolitan area.

Several significant commercial corridors run through the Plan area serving 
as community centers and offering a wide range of neighborhood
supporting retail and services. Sunset Boulevard from the Harbor 
Freeway to Sunset Junction (Sunset’s intersection with Santa Monica 
Boulevard) is a major east-west arterial that runs through the Plan area, 
in many ways, lending Echo Park and Silver Lake their distinctive and 
identifiable character and providing a prime opportunity fortransit-oriented 
and pedestrian-friendly, mixed-use and infill development. Glendale 
Boulevard runs north and south, nearly splitting the Plan area in half.

Silver Lake-Echo Park-Elysian Valley Community Plan
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Commercial areas along Hyperion and Rowena Avenues, Silver Lake 
Boulevard and Alvarado Street each provide surrounding areas with 
eclectic shopping that not only draw shoppers from outside the Plan area 
but offer the range of goods and services required by area residents.

The Community Plan Area consists of three community subareas, each 
with a distinct identity.

Echo Park

Echo Park is one of the oldest neighborhoods of the City-rich with both 
the City’s history and tradition of diversity and a reflection of its dominant 
industries and patterns of development. Just north and east of downtown 
Los Angeles, Echo Park is close to the Pueblo of Los Angeles, the 
birthplace of the City, and the Zanja Madre, or “Mother Ditch” the first 
water system that supplied water to the fledgling city.

As an early residential suburb of the City, Echo Park contains Angelino 
Heights, the wealthy first suburb of the City which was subdivided and 
developed in the 1880s, bequeathing to the City a valuable architectural 
legacy in its concentration of grand Victorian homes. Angelino Heights 
became the location of the City’s first Historic Preservation Overlay 
District (1983) aimed at preserving the numerous examples of period 
architecture, as well as examples of later waves of architectural styles 
represented throughout Los Angeles. Carroll Avenue, where many 
endangered houses were relocated and period street lighting was 
installed, has become a showcase for the City’s Victorian-Era homes. 
Echo Park additionally contains the city’s oldest park, Elysian Park. 
Established in 1886, the land on which the park now sits was part of the 
original 1781 land grant from Spain to the Pueblo of Los Angeles.

Angelino Heights was served by mass transit from its inception. A cable 
car system carried passengers from Spring Street along Temple Street to 
its terminus at Temple and Hoover Streets, providing transit from the 
residential suburbs north and west to Downtown. Lines also traveled west 
along Second Street and east along present day Spring Street and to 
Boyle Heights along First Street. A horsecar also traveled north along 
Echo Park Avenue, serving the remote hillside neighborhoods. They 
were eventually replaced by the electric cars, operated by the Pacific 
Railway Company, which served Echo Park for the next 50 years and 
connected it to an extensive transit network that extended across four 
counties. Echo Park also has a unique stair system which, during its early 
subdivision (circa 1890s) provided pedestrian access from the main 
streets to hillside homes. The original network of stairs consisted of 36 
wooden stairways, most of which still exist though they have been 
replaced with concrete stairs. These public rights-of-way continue to 
provide functional pedestrian passages and a recreational 
outlet-stairwalking-to the community.

Originally known as Edendale, the once remote valley that is now the 
Glendale Boulevard corridor, housed many early movie studios.

Silver Lake-Echo Park-Elysian Valley Community Plan
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Industrially designated land on the west side of Glendale Boulevard near 
Clifford Street was the site of the first movie studio. The Mixville studio, 
named for Tom Mix, a cowboy actor and location and talent scout, was 
located south of Fletcher Drive near Glendale Boulevard. Bison 
Company, the area’s second studio, was located on the east side of 
Glendale Boulevard at Aaron Street and was replaced by the Keystone 
Company which produced the slapstick Keystone Kops. Early silent 
Charlie Chaplin films were also produced by Keystone.

Echo Park today continues to be home to an ethnically diverse and 
eclectic population, from its large Latin community to a nucleus of 
creative, artistic people and, again, more recently, to those who work in 
the entertainment industry. It has provided affordable housing and 
community to waves of immigrants who have settled in Los Angeles and 
more recently provides residents with a community with urban character 
and amenities.

Silver Lake

Originally, named Ivanhoe by a Scotsman who settled in the area and was 
reminded of his homeland by its rolling green hills, the community today 
takes its name from an influential member of the Department of Water 
and Power’s first board of commissioners, Henry Silver.

While many of the street names in the neighborhood originate from the 
characters found in the Scottish novel that lent it its original name, Silver 
Lake today is a thriving community, a microcosm of the qualities that are 
unique to Los Angeles and distinguish it from other cities-a place 
possessing urban character and amenities but also a rustic tranquility. 
Silver Lake is one of the City’s 10 original open-reservoir communities. 
The reservoir, built as part of a City wide system of water storage and 
delivery has become a focal point of a community, serving as both a 
source of its identity and a valuable recreational and aesthetic asset.

In the decades after the turn of the 20th Century, residential 
neighborhoods developed around the reservoir, with homes oriented 
toward the reservoir to take advantage of the views afforded by both the 
reservoir and the surrounding hillsides. Because of its idyllic setting and 
inherent desirability, the residential neighborhoods surrounding the 
reservoir have become a showcase for some of the finest architecture in 
the City. Neighborhoods surrounding the reservoir are particularly known 
for their rich collection of Modern homes and structures designed by some 
of the most renowned architects of the style, such as Richard Neutra, 
Rudolph Schindler and Gregory Ains. Inspired by the landscape and its 
incorporation in design, the interplay between form and function and the 
fluidity between indoor and outdoor space, the Modernist architects 
designed homes that conformed to challenging terrain in a creative and 
sensitive manner.

Like Echo Park, Silver Lake was very much shaped by the early movie 
studios which made their homes in Silver Lake, Echo Park and Edendale

Silver Lake-Echo Park-Elysian Valley Community Plan
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and shares the spotlight with them in the early history of the motion 
picture and entertainment industries. People employed by the early 
motion picture studios, including filmmakers, actors and directors lived in 
Silver Lake. Laurel and Hardy are among the notable, as was Antonio 
Moreno, a silent film star whose home, the Canfield-Moreno Estate, built 
in the Mediterranean style, greatly influenced architecture in the area. 
Coincidentally and maybe as a result, many creative and artistic people 
reside and work in Silver Lake and Echo Park today-adding to the 
distinctiveness, culture and identity of the area.

Silver Lake, along with Echo Park, has historically provided a valuable mix 
of single and multiple family housing for the City's residents and served 
a wide range of socioeconomic backgrounds. Given its proximity to 
Downtown Los Angeles and other employment centers, a revived interest 
in urban living and its central location in relation to the rest of the City, it 
increasingly becomes a desirable place to live and work. This condition 
makes it opportune for infill development and reuse and redevelopment 
of underutilized areas, particularly, its commercially designated lands. 
This Plan, through its goals, objectives, policies and programs, aims to 
promote infill development that is compatible with and complementary to 
existing development in character, scale and architecture-development 
that is sensitive to the Plan area’s complex topography and mindful of its 
unique history. It also anticipates new development that is concentrated 
along identified Mixed Use Boulevards and in Neighborhood Districts and 
Community Centers as a means to accommodate future population 
growth, preserve stable single and multiple family neighborhoods, taking 
advantage of the Plan area’s transit corridors and pedestrian friendly 
environment to reduce traffic congestion.

Elysian Valley

Elysian Valley comprises the Northeast portion of the Community Plan 
Area. Topographically, it is the only flat land in the Plan area. It is 
geographically removed from the rest of the Plan area and shopping and 
other conveniences, however, because of the Golden State Freeway 
which bounds the community on the south and west and the Los Angeles 
River, which serves as its northern and eastern boundary.

This community is most characterized by the decades-long co-existence 
of its equally viable and abutting residential and industrial uses. However, 
the dominant use is residential. Many of the existing homes in the 
residential neighborhoods were constructed in the 1920s and 1930s and 
the area was originally developed as a residential community. The 
portion of the neighborhood south of Gail Street is predominantly single 
family residential, consistent with its R1 zoning. North of Gail Street, the 
residential neighborhood contains a mix of single and multiple family 
structures. With the growth of the rail yards and the expanding 
infrastructure for industry along the riverbanks, industrial development 
began and took hold in the area in the 1940s.

While both uses have co-existed for nearly 60 years, the residential areas
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are impacted by truck traffic that serves industrial uses in the interior lots 
adjacent to the riverbanks as they pass through narrow residential streets 
on their way to the major highways via Riverside Drive. Moreover, the 
residential neighborhoods are impacted by noise and environmental 
pollutants generated by existing industry. Often because of the 
compactness of the area and the narrowness of the lots, there is no buffer 
between the uses.

This plan institutes zone changes and recommends design guidelines to 
better harmonize these incompatible uses and their viability. This 
community provides valuable affordable housing and an employment 
base for the City. Furthermore, this Plan intends to address possible 
pressures on future development in this area as enhancement of the Los 
Angeles River and the continuously changing needs of industry alter its 
demand on space and land and potentially force encroachment of other 
uses in Elysian Valley.

Community Issues and Opportunities

The following summarizes the most significant planning and land use 
issues and opportunities identified in the Silver Lake-Echo Park-Elysian 
Valley Community Plan Area.

RESIDENTIAL Issues

• Need to continue to provide a diversity of housing that is affordable 
to residents of various socioeconomic backgrounds.

• Need to provide housing for larger families and low-income 
residents.

• Loss of existing affordable housing.

• Character, scale and identity of existing single family 
neighborhoods, especially in hillside areas.

• Inadequate protections for hillside areas designated for multiple 
family residential use where hillside ordinance and standards do 
not apply.

• Size, scale and design of new multiple family residential projects.

• Cumulative effects of new development and increasing density on 
infrastructure capacity and public services.

• Compatibility of industrial and residential uses.

• Aesthetic quality of multiple family developments particularly in 
older neighborhoods in which single and multiple family 
residences are mixed.

Silver Lake-Echo Park-Elysian Valley Community Plan
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• Deterioration of housing stock and architecturally significant or 
historic structures due to neglect or inappropriate remodeling, 
particularly in Echo Park.

• Unsafe and overcrowded conditions of older housing stock.

• Residential development that is insensitive to or incompatible with 
the Plan area’s unique natural, topographical, architectural, 
cultural and historic features.

• Assembly of lots to build large developments that are incompatible 
with size, scale and design of neighborhoods and which threaten 
existing affordable housing.

• Parking and circulation on substandard residential hillside streets.

Opportunities

• Institute planning and zoning actions that minimize 
incompatibilities between uses.

• Designate Mixed Use Boulevards that can provide needed 
housing and reduce the threat to single family neighborhoods.

• Develop guidelines for mixed-use development in designated 
areas that provides vision for design that is complementary to 
surrounding development and is pedestrian friendly.

• Maintain and rehabilitate the Plan area’s existing diverse and 
affordable housing stock.

• Locate new residential development in the areas that are near and 
have good access to employment centers and neighborhood and 
community shopping districts.

• Promote the unique natural, historic and architectural resources of 
the community by encouraging development that complements 
these characteristics.

• Provide design guidelines for multiple family development that 
complements the rich and varied architectural styles represented 
in the Plan area and strengthens the existing urban character.

• Identify, preserve and rehabilitate historically and architecturally 
significant structures.

• Develop and implement regulations and incentives to promote 
identification and preservation of historically and architecturally 
significant structures.
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COMMERCIAL

Protect public safety, health and welfare by improving enforcement 
of building and zoning codes.

Support efforts of active neighborhood groups to preserve and 
rehabilitate local neighborhoods and strengthen neighborhood 
character and identity.

Preserve the unique character and identity of distinct 
neighborhoods that exist within the Plan area.

Use land use policies to support ongoing affordable home- 
ownership and rehabilitation programs in single and multiple family 
neighborhoods.

Issues:

• The aesthetic quality of the Plan area’s shopping centers and 
commercial corridors.

• The quality and vitality of commercial areas.

• Development that erodes urban character of the area and a 
pedestrian friendly environment.

• Land use and zoning that permits the appropriate type of 
development and mix of uses desirable for and characteristic of 
the Plan area’s urban neighborhoods.

• Lack of parking and convenient access in some commercial areas 
and the impact on economic viability.

Opportunities:

• Institute zoning that permits a mix of uses and services that 
accommodates community needs and promotes the unique urban 
character and identity of the Plan area’s neighborhoods.

• Develop design guidelines that retain and promote pedestrian 
friendly features and enhance the aesthetic quality and economic 
vitality of shopping areas. Guidelines should address streetscape, 
parking/access and maintaining solid building walls with retail 
frontage at the ground level.

• Promote community identity through distinctive development and 
design along the Plan area’s commercial corridors.

• Establish and implement community-based design standards for 
new construction that is compatible with existing scale, 
architectural style and other desirable design elements.
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Support efforts to preserve and rehabilitate historic commercial 
structures.

INDUSTRIAL

Integrate residential and commercial uses along commercial 
corridors to create functional, traditional neighborhoods which 
retain the area’s urban character, increase housing capacity and 
improve the jobs-housing balance.

Improve visual quality of shopping centers through sign controls.

Concentrate development along transportation corridors.

Establish guidelines for new construction that reinforces and 
enhances community and neighborhood identity.

Establish guidelines for reuse of vacant and underused structures 
and infill of underused and vacant parcels of land along the plan 
area’s commercial corridors, emphasizing innovative mixed-use 
projects.

Encourage mixed-use development along all appropriate 
commercial corridors to provide needed housing and reduce 
vehicular trips.

Establish appropriate transitions between commercial and 
adjoining uses, especially residential.

Develop regulations and incentives to reduce visual blight 
including open storage and sign clutter adjacent to residential 
neighborhoods and in neighborhood-serving commercial areas.

Issues:

• Incompatibility between industrial uses and surrounding uses, 
particularly between industrial and residential uses in Elysian 
Valley.

• Changing nature of industrial areas and needs of manufacturing 
businesses.

• Encroachment of commercial uses in industrial areas.

• Truck traffic and noise on narrow, residential streets in Elysian 
Valley.

Opportunities:

• Allow joint live/work uses as a means to preserve industrial lands 
in Elysian Valley to meet evolving needs of modern manufacturers 
and reconceptualize traditional industrial uses.
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TRANSPORTATION

Permit mixed-use development and neighborhood-serving 
commercial uses to better support and provide amenities for 
residents.

Establish design guidelines for Elysian Valley that will help 
minimize the incompatibility between abutting residential and 
industrial uses.

Develop guidelines for the reuse of unused industrial sites and 
linking redevelopment to uses in expanding sectors of the region’s 
economy.

Increase presence of desirable (“clean”) industrial uses to 
minimize negative impacts and potential future incompatibilities 
with adjacent uses.

Issues:

• Major boulevards are used as thoroughfares by commuter traffic 
cutting through the Plan area to avoid freeway traffic en route to 
downtown.

• Residential neighborhood streets are being used to avoid traffic on 
congested major thoroughfares, disturbing quality of life and 
making neighborhood streets unsafe for children and pedestrians.

• Traffic congestion and circulation issues in the Plan area that 
reflect regional transportation problems and Citywide deficiencies 
in multi-modal transit options.

• Limited access to mass transportation.

• Need to find long-term, workable solutions to congestion on 
Glendale Boulevard and the Glendale Freeway Terminus.

• Narrow and substandard residential streets in the hillsides that 
hinder circulation and create problems for parking and access by 
safety vehicles.

• Truck traffic on neighborhood residential streets, particularly in 
Elysian Valley where residential and industrial uses abut.

Opportunities:

• Identify and encourage the implementation of regional 
transportation solutions that will minimize the impact of commuter 
traffic on the Plan area.

• Establish non-motorized transportation alternatives which build on
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an existing network of bike paths

RECREATION, PARKS, 
AND OPEN SPACE

Support the implementation of a continuous system of bike paths, 
greenways and pedestrian trails and linkages along the Los 
Angles River, as envisioned in the Los Angeles River Master Plan 
and complementary efforts.

Identify streets or street segments where street redesignations 
and/or traffic calming measures alleviate the impact of commuter 
traffic.

Identify areas where Pedestrian Oriented Districts (PODs) would 
be appropriate to encourage pedestrian activity, slow traffic and 
reduce vehicle trips.

Inventory and create a plan for staircases and paper streets in the 
Plan area’s hillsides to maintain these public rights-of-way for 
public use and potentially to create or link greenway systems for 
non-motorized transportation and recreation.

Reduce conditions that contribute to unsafe and congested local 
neighborhood streets that endanger children and pedestrians and 
diminish quality of life.

Limit all but necessary truck traffic on local residential streets and, 
when unavoidable, regulate the hours that trucks can traverse 
such streets.

Identify and recommend additional commuter bus routes such as 
DASH service to underserved areas such as Elysian Valley and to 
connect hillside residential neighborhoods to commercial centers, 
downtown and public transit systems including the Red Line and 
Gold Line.

Issues:

• Need for parkland and open space for a variety of uses, including 
passive and active recreation.

• Need for facilities that accommodate the range of uses that would 
appeal to various segments of the community, including children, 
youth and seniors.

• Need to preserve existing parkland and open space for park/open 
space uses and for public enjoyment.

• Need for community gathering space and facilities to strengthen 
civic participation and neighborhood identity.

• Better connect the parks and open space with a system of bike
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and pedestrian paths, particularly between Elysian and Griffith 
Parks.

NEIGHBORHOOD
CHARACTER

• Impact of development on Elysian Park (private streets and public 
rights-of way), commuter traffic and other encroachments on park 
uses.

• Integration of new park facilities and green spaces into existing 
open space/ recreation network.

• Security and maintenance of small secluded pocket parks and 
other new park/open space facilities developed throughout the 
Plan area and along the Los Angeles River.

• Potential for development in the vicinity of Echo Park Lake that is 
out of character or scale with its surroundings or that blocks view 
sheds of the park and between the park and Downtown.

Opportunities:

• Support efforts to develop a continuous greenway along the Los 
Angeles River that would add, enhance and provide linkages 
between recreation and open space facilities, providing diverse 
recreational uses and viable non-motorized transportation 
alternatives.

• Initiate zone changes and plan amendments as necessary to 
designate newly acquired parkland as open space.

• Encourage, promote and facilitate the implementation of Silver 
Lake Reservoir Master Plan concepts in ongoing planning of the 
reservoir as a valuable community and recreational asset.

• Identify opportunitiesfor and encourage the acquisition of land that 
would link and complete greenways and pedestrian and bike paths 
throughout the plan area to key nearby open space/recreational 
resources including Elysian Park, the Los Angeles River, the 
Cornfield/Bull Ring property, Taylor Yards and Griffith Park.

• Institute measures to protect Echo Park Lake.

Issues:

• Preservation of the scale, density and character of single family 
neighborhoods and new multiple family housing developments in 
mixed single and multiple family residential neighborhoods.

• Preservation of the scale, density and character of housing in 
hillside neighborhoods.
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• Promotion of design in hillside neighborhoods that is sensitive to 
topography and substandard hillside streets, compatible with 
existing development and protects scenic vistas.

• Infill commercial development that promotes the existing urban 
character and mix of uses.

• Loss of architecturally significant homes in Echo Park.

Opportunities:

• Encourage design of infill residential development that is 
consistent with existing scale and density, where appropriate, and 
compatible with and complementary to prevalent architectural 
styles.

• Develop design guidelines that encourage new development 
which enhances the rich and distinct architecture of the 
Community Plan Area’s neighborhoods

• Develop design guidelines for infill commercial development along 
the major corridors which incorporates a mix of uses and 
complements the existing scale, urban character and the area’s 
rich architectural history.
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Chapter II

FUNCTION OF THE COMMUNITY PLAN

Chapter II of the Plan Text contains the statutory requirements for the 
Community Plan outlining the mandatory elements that must be 
addressed. The Chapter contains the explanations of the Role, Purpose 
and Organization of the Community Plan. Chapter II shows the 
relationship to other General Plan elements and provides for Plan 
Monitoring and Consistency.

Statutory Requirements

California State law (Government Code Section 65300) requires that each 
city prepare and adopt a comprehensive, long-term general plan for its 
development. It must contain seven mandatory elements including land 
use, circulation, housing, conservation, open space, noise, and safety. In 
the City of Los Angeles thirty-five Community Plans comprise the City's 
Land Use Element.

The Land Use Element has the broadest scope of the State required 
general Plan elements, since it regulates how land is to be utilized. It 
correlates to many of the issues and policies contained in all other plan 
elements.

Government Code Section 65302(a) requires a land use element which 
designates the proposed general distribution and general location and 
extent of uses of the land for housing, business, industry, open space, 
including agriculture, natural resources, recreation, and enjoyment of 
scenic beauty, education, public buildings and grounds, solid waste 
disposal facilities, and other categories of public and private uses of land. 
The land use element shall include a statement of the standards of 
population density and building intensity recommended for the various 
districts and other territory covered by the Plan.

The Silver Lake-Echo Park-Elysian Valley Community Plan is part of the 
General Plan of the City of Los Angeles. It consists of this text and the 
accompanying map. The Community Plan text states the goals, 
objectives, policies and programs. The community Plan Map, footnotes 
and legend outline the arrangement and intensities of land uses, the street 
system and the location and characteristics of public service facilities.

Role of the Community Plan

The General Plan is the fundamental policy document of the City of Los 
Angeles. It defines the framework by which the City's physical and 
economic resources are to be managed and utilized over time. The Plan 
guides decisions regarding land use, building design and character, open 
space, housing, conservation and development, provision of supporting
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infrastructure and public and human services, protection of environmental 
resources and protection of residents from natural and man-caused 
hazards.

The intent of the Community Plan is the promotion of an arrangement of 
land uses, streets, and services which will encourage and contribute to 
the economic, social and physical health safety, welfare and 
conveniences of the people who live and work in the community. The 
plan also guides development to create a healthful and pleasant 
environment. Goals, objectives, policies and programs area created to 
meet the existing and future needs and desires of the community through 
the year 2010. The General Plan clarifies and articulates the City’s 
intentions with respect to the rights and expectations of the public, 
property owners, prospective investors and business interests. Through 
the Community Plan, the City can inform these groups of its goals, 
policies and development standards, thereby communicating what is 
expected of the City government and private sector to meet its objectives.

The Community Plan ensures that sufficient land is designated to provide 
for the housing, commercial, employment, education, recreational, 
cultural, social and aesthetic needs of the residents of the plan area. The 
Plan identifies and provides for the maintenance of any significant 
environmental resources within the Plan area. The Plan also seeks to 
enhance community identity and recognizes unique neighborhoods within 
the Plan area.

Purpose of the Community Plan

The last comprehensive update of the Silver Lake-Echo Park-Elysian 
Valley Community Plan was completed in 1984 and later revised through 
the General Plan Zoning Consistency Program required by AB283 in 1988 
and 1989, and through on-going Periodic Plan Review and other Plan 
amendments. In the past 20 years, new issues have emerged, and new 
community objectives regarding the incorporation and management of 
new development and community preservation have evolved. 
Consequently, it is necessary to update the Community Plan to not only 
reflect current conditions, but to accurately reflect the prevailing visions 
and objectives of the area’s residents and property and business owners.

This Community Plan was developed in the context of promoting a vision 
of the Silver Lake-Echo Park-Elysian Valley area as a community that 
looks at its past with pride and approaches its future with eagerness, while 
maintaining its individual identity by:

• Preserving and enhancing the positive characteristics of existing 
residential neighborhoods while providing a variety of housing 
opportunities with compatible new housing.

* Improving the function, design and economic vitality of the 
commercial corridors.
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• Preserving and enhancing the positive characteristics of existing 
development, such as scale, height, bulk, setbacks and 
appearance, and uses which together provide the foundation for 
community identity.

• Preserving and promoting the unique arts and cultural community.

Organization and content of the community Plan

This Plan sets forth goals, objectives, policies, and implementation 
programs for the Silver Lake-Echo Park-Elysian Valley Community Plan 
Area. Broader issues, goals, objectives and policies are provided by the 
Citywide General Plan Framework

The Plan is organized and formatted to facilitate periodic update. The 
State recommends that the entire plan be comprehensively reviewed 
every five years to reflect new conditions, local attitudes and technological 
advances. Plan updates can also make use of newly established 
implementation tools, changes in funding sources and lessons drawn from 
past experience.

The principal method for the implementation of the Land Use Map is the 
Zoning Ordinance. The City's Zoning Map must be updated to remain 
consistent with the adopted Land Use Map. Together, the Zoning 
Ordinance and the Zoning Map identify the intensity of use and 
development standards applicable to specific areas and parcels of land 
within the community.

Relationship to other Genefjal Plan Elements

The City of Los Angeles has the responsibility to maintain and implement 
the City's General Plan. Since State law requires that the General Plan 
have internal consistency, the Silver Lake-Echo Park-Elysian Valley 
Community Plan (which is a portion of the City's Land Use Element) is 
consistent with other Elements and components of the General Plan.

The Citywide General Plan Framework is the umbrella concept of the 
General Plan which will provide the overall guiding vision for Los Angeles 
into the 21st Century. It is based on a directed growth strategy which 
targets residential and commercial growth along boulevards and corridors 
and clustered development around community focal points and high 
activity centers. The General Plan Framework is a special element of the 
General Plan which looks to the future as required by law and replaces 
the Centers concept, which was adopted by the City Council in 1974 as 
the City’s long-range development strategy.

The Citywide General Plan Framework Element neither overrides nor 
supersedes the Community Plans. It guides the City’s long-range growth 
and development policy, establishing citywide standards, goals, policies,
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and objectives for citywide elements and community plans. The 
Framework is flexible, suggesting a range of uses within its land use 
definitions. Precise determinations are made in the Community Plans.

The General Plan Framework provides the following projections for year 
2010 population, housing and employment levelsforthe Silver Lake-Echo 
Park-Elysian Valley Community Plan Area:

Population: 81,950
Employment: 21,037
Housing Units: 34,438

The above population, employment and housing numbers are provided 
as reference during the Community Plan revision. General Plan 
Framework numbers have been revised to reflect the most recent Census 
data. It needs to be recognized, however, that these figures are only best 
estimates and are derived from regional data which are desegregated to 
the City and the community level. Population, jobs and housing could 
grow more quickly, or slowly, than anticipated depending on economic 
trends. Regional forecasts do not always reflect the adopted community 
plan land use capacity or build out estimated from planned land use. Plan 
capacity or buildout is also an imprecise estimate and depends on specific 
assumptions about future density of development and household size, 
which may be more, or less, than actually occur. It should also be noted 
that the community plan capacity shown in the table on page 111-2 does not 
include housing in commercial districts northe current residential vacancy 
rate. Recent trends however indicate that a certain percentage of 
commercially designated land will be developed for residential use as 
undeveloped residential land becomes increasingly scarce. In the Silver 
Lake-Echo Park-Elysian Valley Community Plan area, housing capacity 
is projected to increase by approximately 330 dwelling units when 
potential new dwelling units in commercial areas are counted.

In addition, to the seven state mandated elements, the City's General Plan 
includes a service system element, a cultural element and a major public 
facilities areas element. All the provisions and requirements of the 
General Plan elements apply to the Silver Lake-Echo Park-Elysian Valley 
Community Plan.

The Community Plans which constitute the Land use element, are 
intended to guide the location and intensity of the private and public uses 
of land and to promote an arrangement of land uses, streets, and services 
which will encourage and contribute to the economic, social and physical 
health, safety welfare and convenience of people who live and work in the 
Community.

Neighborhood Plans involve the preparation of special more focused 
plans, such as Community Design Overlay Districts (CDOs), Pedestrian 
Oriented Districts (PODs), Historic Preservation Overlay Districts (HPOZs)
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PLAN CONSISTENCY

PLAN MONITORING

and Specific Plans, which blend both policy and implementation functions 
for unique neighborhoods within a community plan area. In addition to 
these specific plans, overlay zones also combine policy and 
implementation functions to address issues peculiar to the specific 
neighborhood.

Each plan land use category shows the corresponding zones permitted 
by the Plan unless further restricted by the Plan text, footnotes, adopted 
Specific Plans or other specific limitations on discretionary approvals. 
The Plan recognizes that residential densities and commercial and 
industrial intensities depicted on the Plan Map will not occur due to plan 
and zone regulations, economic conditions and design limitations.

For each plan category, the Plan permits all identified corresponding 
zones and those zones that are more restrictive, as referenced in Section 
12.23 of the Los Angeles Municipal Code (LAMC). Any subsequent 
action that modifies the plan or any monitoring review that results in 
changes to the Plan must make new Plan consistency findings at the time 
of the decision.

City actions on most discretionary projects require a finding that the action 
be consistent or in conformance with the General Plan, in addition to the 
required general finding, decision -makers action on certain projects in the 
Silver Lake-Echo Park-Elysian Valley Community Plan area shall refer to 
each of the applicable additional findings that the Plan identifies as 
programs, policies or objectives in Chapter III of the plans which are 
underlined for ease of reference. To further substantiate the consistency 
findings, decision-makers may site other programs, policies or objectives 
which would be furthered by the proposed project. In addition, Chapter 
V of the Plan requires a decision-maker to make a finding of conformance 
with applicable design standards for discretionary projects.

The Plan has a land use capacity greater than the projected development 
likely to occur during the Plan period. During the life of the Plan, growth 
will be monitored and reported in the City’s Annual Report on Growth and 
Infrastructure, which will be submitted to the City Planning Commission, 
Mayor, and City Council. In the fifth year following Plan adoption (and 
every five years thereafter), the Director shall report to the Commission 
on the relationship between population, employment, housing growth and 
plan capacities. If growth has occurred faster than projected, a revised 
environmental analysis will be prepared and appropriate changes 
recommended to the Community Plan and zoning. These Plan and 
zoning changes and any related moratorium or interim control ordinances, 
shall be submitted to the City Planning Commission, Mayor and City 
Council as specified in the Los Angeles Municipal Code.
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Residential

Chapter III

LAND USE POLICIES AND PROGRAMS

Chapter III of the Plan Text contains land use planning goals, objectives, 
policies and programs. Organized by land use category this section is 
divided into residential, commercial and industrial land use and public and 
institutional service system categories. The Planning Department is 
responsible for the goals, objectives, policies, initiation and direct 
implementation of the programs contained in Chapter III.

Enhancing quality of life and preserving neighborhood character are 
priorities of the Plan, based on input from community stakeholders. As 
one of the City’s oldest areas, its neighborhoods-Silver Lake, Echo Park 
and Elysian Valley-have grown up with the city and reflect its history, 
culture, diversity and architectural legacy. As a result, the Plan 
incorporates goals, objectives, programs and policies that preserve the 
unique identity and character of its distinct neighborhoods. The goals are 
aimed at ensuring that the Plan area remains a source of housing for 
people of all economic levels-giving all income levels access to 
Downtown and employment centers-and promoting and enhancing its 
strong sense of community and identity. An important segment and 
ingredient of this sense of community identity is the area’s thriving 
creative and artistic community and enclaves which greatly lend to the 
area’s distinctive character and its desirability.

Design guidelines can be used to implement many of the Plan area’s 
residential goals, including guidelines for infill development on hillsides 
whose often substandard streets pose a challenge for parking and 
circulation. Generally, to preserve the character of existing 
neighborhoods, guidelines are intended to encourage development that 
conforms to the prevailing scale and massing and retains densities that 
bring a particular level of functionality and urban character to the Plan 
area’s neighborhoods. New multiple family residences, especially those 
that are found in neighborhoods where single and multiple family 
residences are mixed, should be sensitive to the topography and the 
constraints of hillside streets and complement the prevailing scale, 
character and represented architectural styles. Where appropriate and 
possible, traditional courtyard-style, multiple family housing developments 
that incorporate open space, provide a friendly environment for 
pedestrians, and de-emphasize in their design vehicular access and 
parking are encouraged.

The Plan designates residential land use densities as indicated in Table 
I. The table depicts the reasonable expected population and dwelling unit 
count for the year 2010, using the mid-point of the range for the dwelling 
units per net acre category. The midpoint represents a reasonable factor 
to use, as new development within each land use category is not likely to 
occur at one or the other extremes of the range but rather throughout the 
entire range.
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Plan Population and Dwelling Unit Capacity

Residential 

Land Use 

Category

Dwelling 

Units Per 

Net Acre 

Midpoint 

(Range)

Number of 

Dwelling 

Units Net Acres

Persons

Per

Dwelling

Unit

(2010)

Reasonable

Expected

Population

Low 6.5 
(4+ TO 9) 4,198.86 645.978 3.03 12,722.55

Low
Medium I

13.5 
(9+ TOl 8) 8,446.88

625.695
3.07 25,931.92

Low
Medium ll

23.5 
(18+TO 29) 11,970.92

509.401
3.07 36,750.72

Medium 42
(20+ TO 55) 6,370.77

151.685
3.06 19,494.56

TOTALS 30,987.43 1,932.759 94,899.75*
*This number does not include the number of dwelling units expected to be developed in commercial areas. When 
counting the number of dwelling units forecasted to be developed in commercial areas, the reasonable expected 
population is estimated to be 95,258.

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

Objective 1-1 Achieve and maintain a housing supply sufficient to meet the diverse
economic and socioeconomic needs of current and projected population 
to the year 2010.

Policies

1-1.1 Maintain an adequate supply and distribution of multiple family, 
low income and special needs housing opportunities in the 
Community Plan Area.

Program: The Plan Map identifies specific areas where multiple 
family residential development is permitted.

Program: Encourage use of Los Angeles Housing Department 
(LAHD) housing development programs which provide financing 
for the construction of new and the acquisition and rehabilitation 
of existing multiple family housing. Programs also offer loans for 
the rehabilitation of multiple family apartments occupied by low- 
income families in partnership with housing developers,
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community housing development organizations and existing 
property owners.

1-1.2 Improve the quality of existing single family and multiple family 
housing throughout the Plan Area.

Program: Promote the rehabilitation of existing housing stock 
over demolition.

Program: Assist the LAHD in identifying low income areas, 
particularly in Echo Park, where funds can be allocated to make 
existing housing compliant with minimum health and safety 
standards.

Program: Promote use among Plan area residents of the 
LAHD’s single family housing rehabilitation loan program, the 
Handyworker program and home ownership assistance programs 
to encourage maintenance, repair, rehabilitation and home 
ownership among eligible low-and moderate-income 
homeowners and residents in the area.

Program: Encourage developers of new residential multiple 
family development to reserve 15% of new rental and 
condominium units for very low to moderate-income households. 
Affordable rent levels are those that do not exceed 30% of 50% 
to 120% of area median income.

1-1.3 Protect existing single family residential neighborhoods from new 
out-of-scale development.

Program: In Chapter V, Urban Design guidelines encourage infill 
residential development that complements existing scale, 
massing, setbacks and character and is compatible with 
architectural styles in stable single family neighborhoods.

Program: Adhere to existing zoning which buffers single family 
residential areas from higher density multiple family areas with 
transitional low medium multiple family residential zones, retain 
the height limitations in residential areas and concentrate new 
development in designated Mixed Use Boulevards.

Program: Designate portions of Temple Street, Sunset
Boulevard and Fountain and Hyperion Avenues as Mixed Use 
Boulevards to encourage an increase in the housing supply and 
preserve single family neighborhoods (see Figures 1 and 3).

Program: Stabilize neighborhoods in lower-income areas by 
increasing home ownership through the use of LAHD home 
ownership assistance programs for low- and mode rate-income 
residents.
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1-1.4 Encourage new infill residential development that complements 
existing development and architectural style.

Program: Design Guidelines and Standards for residential 
development are included in Chapter V, the Urban Design 
Chapter of the Community Plan.

1-1.5 Protect existing stable single family and low-density multiple 
family residential neighborhoods from encroachment by higher 
density residential and other incompatible uses.

Program:The Plan Map identifies lands where only single family 
residential development is permitted; it protects these areas from 
encroachment by designating, where appropriate, transitional 
residential densities which serve as buffers.

1-1.6 Promote the preservation of existing single and multiple family 
neighborhoods.

Program: The Community Plan establishes residential land use 
categories and makes an appropriate designation for each 
neighborhood in the Community Plan Area. All zone changes, 
subdivisions, parcel maps, variances, conditional uses, specific 
plans, community and neighborhood revitalization programs for 
residential projects shall be consistent with Community Plan land 
use designations.

Program: Promote use of the Homeowner’s Encouragement 
Loan Program (HELP), administered by the City’s Housing 
Department, which provides rehabilitation loans to owners of 
small residential buildings (one to four units) to correct code 
violations.

Program: Promote use of the Neighborhood Preservation 
Program, administered by the City’s Housing Department which 
provides rehabilitation loans to owners of residential buildings of 
five or more units that are occupied by low-to moderate-income 
households.

Program: Promote use of the Neighborhood Recovery Program, 
administered by the City’s Housing Department, which identifies 
programs and organizes City Services including rehabilitation 
loans and home ownership programs.

Program: Seek Targeted Neighborhood Initiative (TNI) funds, a 
grant program initiated by the Mayor’s Off ice and administered by 
the various City departments (often the City’s Departments of 
Housing and Community Development and the Community 
Redevelopment Agency), to support housing rehabilitation, home 
ownership, public improvements and economic development.
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Objective 1-2

1-1.7 Promote the unique quality and functionality of the Community 
Plan Area’s mixed single and multiple family residential 
neighborhoods by encouraging infill development that continues 
to offer a variety of housing opportunities that capitalize on the 
eclectic character and architectural styles of existing 
development

Program: Enforce design guidelines and standards for
residential development that are included in the Urban Design 
Chapter of the Community Plan.

Reduce automobile trips in residential areas by locating new housing in 
areas offering proximity to goods, services and facilities.

Policies

1-2.1 Locate higher residential densities near commercial centers and 
major bus routes where public service facilities, utilities and 
topography will accommodate this development.

Program: Maintain and continue the implementation of the City’s 
Land Use/Transportation policy.

Program: The Plan concentrates higher residential densities 
near transit corridors and in mixed-use areas (see policy 1-2.2).

Program: Re-zone Tern pie Street from Benton Way to Robinson 
Street to the RAS 3 zone to promote mixed-use development 
along a major bus route.

1-2.2 Encourage multiple family residential development in 
commercially zoned areas in designated Neighborhood Districts 
and Community Centers and along Mixed Use Boulevards (see 
Figure 1) and, where appropriate, provide floor area bonuses as 
an incentive to encourage mixed-use development in those 
areas.

Program: Encourage development in the designated 
Neighborhood District on Glendale Boulevard from south of 
Fletcher Dr. to Deane St. (Silver Lake/Giendale Boulevard 
Neighborhood District; see Figures 1 and 2).

Neighborhood Districts, activity centers that serve a surrounding 
residential population of 15,000-20,000 people, should be 
composed of commercial (offering a mix of neighborhood
supporting retail and services), small professional office, small 
cultural facilities and residential units. In designated 
Neighborhood Districts, mixed-use development incorporating 
ground floor commercial and above ground residential uses are 
encouraged and permitted by-right within existing permitted Floor
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Area Ratios. Joint live/work units are encouraged when scale 
and uses are complementary to surrounding development.

Program: Encourage zone changes or other appropriate 
discretionary actions to allow increased FAR levels in the 
following areas (see Figures 1, 2 and 5) :

• Alvarado Street/Sunset Boulevard Community Center -1.5:1 
FAR for commercial only structures in the Community Center 
and a maximum 3:1 FAR for mixed- use development, with 
appropriate discretionary approval, on Alvarado Street from 
Sunset Boulevard to Temple Street.

Community Centers, activity centers that serve a surrounding 
residential population of 25,000-100,000 people, should 
comprise community-supporting retail and services and office 
commercial, residential units, entertainment uses and larger 
cultural facilities and public facilities. Mixed-use development 
is encouraged in all Community Centers. As noted above, a 
mixed-use FAR bonus is offered in specific Community 
Centers to provide incentive for development that 
incorporates both uses, commercial on the ground floor with 
residential uses above.

Program: Encourage mixed-use development and permit mixed- 
use FAR bonuses on designated Mixed Use Boulevards to 
provide i ncentives for developments that incorporate ground floor 
commercial and above ground residential uses (see Figures 1, 2 
and 5) as follows:

• Sunset Boulevard - from the Pasadena Freeway to Fountain 
Avenue with a 1.5:1 commercial and mixed-use FAR, except 
specific segments as listed in Policy 2-4.3, and shown in 
Figure 5, where a maximum 1.5:1 commercial and 3:1 mixed- 
use FAR would be permitted, with appropriate discretionary 
approval.

• Temple Street - from Glendale Boulevard to Silver Lake 
Boulevard with a 1.5:1 commercial FAR and a 3:1 mixed-use 
FAR, with appropriate discretionary approval.

• Fountain and Hyperion Avenues from Sunset Boulevard to 
Rowena Avenue with a 1.5:1 commercial and mixed-use 
FAR. Mixed-use projects that incorporate public open space 
and/or community amenities or facilities (defined in Policy 2
1.1), will receive an FAR bonus equal to the square footage 
dedicated to these uses, with appropriate discretionary 
approval.
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Program: Re-zone Temple Streetfrom Benton Way to Robinson 
Street to the RAS 3 zone to promote mixed-use development 
along a major bus route.
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Objective 1-3 Preserve and enhance the varied and distinct character and integrity of 
existing single and multiple family neighborhoods.

Policies

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

Program: Chapter V of this Plan, Urban Design, includes design 
guidelines for residential development to help implement this 
policy.

Program: Prepare a historic resource survey or other necessary 
studies to establish a Historic Preservation Overlay Zone or other 
Supplemental Use District, as appropriate, to protect the 
neighborhood character and period architecture of the area 
generally bounded by Douglas Street, Elysian Park, the 5 
Freeway, the Glendale Freeway, Glendale Boulevard, Berkeley 
Avenue, Benton Way and Temple Street.

Program: The Plan recommends that Echo Park Lake and all 
park facilities be afforded special attention in the context of the 
above-pro posed Supplemental Use District to identify and 
institute measures that ensure development around the park 
preserves park facilities and viewsheds of the lake and from the 
lake to downtown and conserves this defining neighborhood 
amenity.

Program: The Plan advocates the preservation of the existing 
public staircases as community amenities, recreational resources 
and public rights-of-way that lend to the unique character and 
history of the Plan area.

Program: The Plan advocates the preservation of stable single 
and multiple family residential areas. Design guidelines and 
standards will encourage compatibility in building siting, massing 
and design.

1-3.2 Preserve existing views in hillside areas.

Program: Strictly interpret and implement the adopted Citywide 
Hillside Ordinance to limit heights of buildings, residential both 
new construction and additions.

Program: Require decision-makers to condition new
development adjacent to or in the viewshed of Elysian Park, the 
Los Angeles River, Echo Park Lake and the Silver Lake 
Reservoir to protect views from public lands and roadways, when 
discretionary actions are required.
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Objective 1-4

Program: Where appropriate, encourage the “cluster concept” 
as the preferred method of residential development in hillside 
areas to minimize grading and its associated disturbances on the 
natural environment.

Program: Decision-makers are discouraged from approving 
variances to the Hillside Ordinance, the Big House Ordinance, 
code provisions or other governing standards that regulate 
height, yards, setbacks or other requirements that determine the 
height, bulk and massing of infill residential development and 
additions on hillsides.

1-3.3 Consider factors such as neighborhood character and identity, 
compatibility of land uses, impacts on services and public 
facilities and impacts on traffic levels when changes in residential 
densities are proposed.

Program: The decision-maker should adopt a finding which 
addresses these factors as part of any decision relating to 
changes in planned residential densities.

Promote and ensure the provision of adequate housing for all persons, 
including special needs populations, regardless of income, age or ethnic 
background.

Policies

1-4.1 Promote greater individual choice in type, quality, price and 
location of housing.

Program: The Plan promotes greater individual choice through 
its allocation of lands for a variety of residential densities.

1-4.2 Promote mixed-use housing projects in pedestrian-oriented areas 
and designated Mixed Use Boulevards, Neighborhood Districts 
and Community Centers to increase supply and maintain 
affordability (see Figures 1, 2, and 3).

Program: Maintain and continue the implementation of the City’s 
adopted Land Use/Transportation Policy.

Program: Floor area bonuses for mixed-use projects are applied 
as appropriate (as identified in Policy 2-4.3) to encourage mixed- 
use in Neighborhood Districts, Community Centers and Mixed 
Use Boulevards (see Figures 1, 2 and 5).

Program: The Plan specifically identifies the following areas in 
which development of joint live/work buildings and units is 
particularly encouraged, including commercial areas identified as 
Mixed Use Boulevards, Community Centers and Neighborhood
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Districts (see Figures 1 and 2):

♦ Sunset Boulevard from the Pasadena Freeway to Fountain 
Avenue.

♦ Echo Park Avenue south of Morton Street to Sunset 
Boulevard and north of Morton Street on commercially zoned 
properties or where deemed appropriate.

♦ The Glendale/Siiver Lake Boulevards Neighborhood District.
♦ Glendale Boulevard north of Sunset Boulevard to the 

Glendale Freeway Terminus (also recommended as a 
Commercial and Artcraft Overlay District).

♦ The Alvarado Street/Sunset Boulevard Community Center, 
encompassing Alvarado Street from Temple Street to 
Montana Street and Sunset Boulevard from Echo Park 
Avenue to Waterloo Street.

♦ The south side of Rowena Avenue from Glendale Boulevard 
to Hyperion Avenue.

♦ The industrial land abutting the Los Angeles River (see 
industrial policy section for more detail).

Program: Re-zone Temple Street from Benton Way to Robinson
Street to the RAS 3 zone to promote mixed-use development
along a major bus route.

Silver Lake-Echo Park-Elysian Valley Community Plan

111-11



Figure 2
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Objective 1-5

1-4.3 Ensure that new housing developments minimize displacement 
of low-income residents.

Program: The decision-maker is encouraged to make findings 
that show how the goals of this Plan are promoted if approving 
any new housing project that potentially displaces existing 
residents and conditions approval on the relocation of displaced 
low-income residents.

1-4.4 Increase home ownership options by providing opportunities for 
development of townhouses, condominiums and similar types of 
housing.

Program: Encourage a diversity of housing types including 
condominium units be built in addition to rental units in areas 
designated for Low Medium Residential land use.

Preserve and enhance neighborhoods with distinctive and significant 
historic or architectural character.

Policies

1-5.1 Protect and enhance the historic and architectural legacy of the 
Plan area’s neighborhoods.

Program: The Plan Map identifies the Angelino Heights Historic 
Preservation Overlay Zone which protects a significant Victorian- 
era housing collection and representations of other historically 
significant architectural styles found throughout the City.

Program: The Plan Map and an appendix identify the City’s 
significant Modernist-era homes, the largest collection of which 
is located in Silver Lake around the Silver Lake Reservoir. The 
Plan recommends that status as Historic-Cultural Monuments be 
sought for these individual structures, as appropriate, to preserve 
them and that infill development incorporate the style’s significant 
features, when possible.

Program: The plan includes an appendix of the designated 
Historic-Cultural Monuments located within the Plan area 
boundaries.

Program: Prepare a historic resource survey or other necessary 
studies to establish a Historic Preservation Overlay Zone or other 
Supplemental Use District, as appropriate, to protect the 
neighborhood character and period architecture of the area 
generally bounded by Douglas Street, Elysian Park, the 5 
Freeway, the Glendale Freeway, Glendale Boulevard, Berkeley 
Avenue, Benton Way and Temple Street.

Program: Include Echo Park Lake in future neighborhood
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conservation and preservation efforts with the goal of protecting 
park facilities and significant viewsheds to and from the lake.

Objective 1-6

Program: Support on-going efforts to study and expand the 
boundaries of the Angelino Heights HPOZto include Echo Park 
Avenue south of Sunset Boulevard.

Program: Work with other City departments and community 
groups to educate area residents about the value of the area’s 
housing stock and promote home improvement and rehabilitation 
that preserves existing wood siding, windows and character
defining features of period (1905-1930s) structures. The 
Preservation Plan for the Angelino Heights HPOZ will serve as a 
valuable tool.

Program: Design Guidelines and Standards for residential 
development are included in the Chapter V, Urban Design, of the 
Community Plan.

1-5.2 Encourage reuse of historic resources in a mannerthat maintains 
and enhances the historic character of structures and 
neighborhoods.

Program: Encourage, where appropriate, the re-use of
historically significant buildings when the proposed uses are 
found to be compatible with both the building’s historic character 
and surrounding uses.

Limit the density of residential development in hillside areas to that which 
can reasonably be accommodated by infrastructure and natural 
topography.

Policies

1-6.1 Limit development according to the adequacy of the existing and 
assured street circulation system within the Plan area and 
surrounding areas.

Program: Continue the implementation of the Citywide Hillside 
Ordinance.

1-6.2 Ensure the availability of adequate sewers, drainage facilities, fire 
protection services and facilities and other public utilities to 
support development within hillside areas.

Program: Decision-makers should adopt a finding which 
addresses the availability of these services and utilities as part of 
any decision relating to hillside residential development.
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COMMERCIAL

Program: Decision-makers should strictly interpret and 
implement the adopted Citywide Hillside Ordinance and are 
discouraged from granting variances from its provisions. When 
granting variances, decision-markers shall make a finding that 
proposed developments are compatible with existing 
development in character, mass, siting and architectural style.

1-6.3 Consider the steepness of the topography and suitability of the 
geology in any proposal for development within the Plan area.

Program: The Plan retains hillside areas in restrictive plan 
designations and zones due to topography. Continue the 
implementation of the Subdivision Map Act on individual 
applications.

Program: Decision-makers are encouraged to strictly interpret 
and implement the Hillside Ordinance and other relevant 
ordinances and regulations and are discouraged from granting 
variances from these provisions in residential hillside 
neighborhoods.

1-6.4 Ensure that any proposed development be designed to enhance 
and be compatible with adjacent development.

Program: Continue the strict and uniform application of the 
Citywide Hillside Ordinance.

Program: Decision-makers should make findings of compatibility 
with adjacent development when discretionary actions are 
required.

The Silver Lake-Echo Park-Elysian Valley Community Plan area contains 
several commercial thoroughfares that provide its residents with a wide 
range of retail shopping and services. While certain areas increasingly 
offer an array of unique and attractive boutique, vintage and antique 
shops and cafes and restaurants that draw consumers from a wide area, 
other commercial corridors are characterized by strip malls and auto- 
oriented uses. Alvarado and Temple Streets and Fountain and Hyperion 
Avenues tend to cater to auto-oriented uses, while Sunset, Silver Lake 
and the northern portions of Glendale Boulevard and Rowena Avenue 
offer enclaves of pedestrian friendly, shopping environments. Often, 
however, poor design and the physical layout of shopping centers add to 
poor circulation and traffic congestion on surface streets throughout the 
Plan area. Design guidelines as well as other policies and programs 
governing commercial development are intended to improve the aesthetic 
quality and functionality of commercial areas-both those that cater to auto 
uses and those areas that have desirable pedestrian-oriented features 
that should be preserved and enhanced.

The intent of the Plan is to preserve and improve the quality of pedestrian- 
oriented commercial centers; concentrate auto-oriented commercial uses
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GOAL 2

Objective 2-1

to designated commercial corridors (or segments thereof) and encourage 
better design of and access and circulation within those areas. This Plan 
also generally encourages, where appropriate, intensification, re-use and 
more efficient use of obsolete or underused commercial space and 
encourages mixed-use development with mixed-use incentives along 
designated corridors. The intent of more efficient and intensive use of 
existing commercial space isto further other Plan goals to preserve single 
and multiple family neighborhoods, create interesting and productive 
space for the Plan area’s growing artistic and creative communities, 
improve the jobs-housing balance and reduce vehicle trips by 
concentrating development along transit corridors and bringing in 
proximity compatible uses.

Several tools will be used to achieve these objectives, outlined below. 
The Urban Design guidelines in this document and proposed 
Supplemental Use Districts (overlay districts) will institute design 
guidelines and standards for specific commercial areas. Zone changes 
will be implemented to either permit or restrict uses as deemed desirable 
and appropriate based on the goals of individual commercial districts and 
incentives, including floor area bonuses, will be used to encourage mixed 
use along certain designated Mixed Use Boulevards and in specific 
commercial centers.

AN ECONOMICALLY VITAL COMMERCIAL SECTOR AND STRONG 
VIABLE COMMERCIAL AREAS THAT OFFER A DIVERSITY OF 
GOODS AND SERVICES TO MEET THE NEEDS OF THE COMMUNITY 
IN THE PLAN AREA. COMMERCIAL AREAS SHOULD SATISFY 
MARKET DEMAND, MAXIMIZE CONVENIENCE AND ACCESSIBILITY 
WHILE PRESERVING AND ENHANCING THE UNIQUE HISTORIC AND 
CULTURAL IDENTITIES OF THE DISTRICT.

Conserve and strengthen viable commercial development and encourage 
the reuse of obsolete commercial development.

Policies

2-1.1 New commercial uses shall be located in established commercial 
areas, emphasizing more intense and efficient use of existing 
commercial land, ultimately contributing to and enhancing the 
existing urban form and village atmosphere.

Program: The Plan designates several commercial areas as 
Neighborhood Districts, Community Centers and Mixed Use 
Boulevards where new commercial development should be 
concentrated, mixed-use development is encouraged and 
permitted by-right and, where applicable, floor area bonuses 
provide incentive for mixed-use development. A listing of 
programs under Policy 2-4.3 and Plan Map footnotes identify the 
areas where mixed use is encouraged as a matter of policy. 
(Also see Figures 1, 2 and 5.)
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Objective 2-2

Program: The Plan encourages commercial projects that 
constitute more efficient use or re-use of obsolete or underused 
commercial structures or commercially designated land. To 
promote efficient land use, the Plan, moreover, encourages 
mixed-use development in designated areas (see Policy 2-4.3 
and Figures 1 and 2).

Program: The Plan supports a policy granting a floor area bonus 
equivalent to the floor area devoted to public open space and/or 
community amenities or facilities in mixed-use developments. 
Such facilities could include a day care center, community 
meeting room, senior center, recreation center, social hall, public 
open space/parkland, public library, police substation, social 
service center or any other use or facility that would provide an 
amenity for those who live and/or work in the area.

Program: To increase the viability of mixed-use projects, this 
Plan supports parking reductions attained by developing shared 
use parking facilities and resulting from proximity to transit 
corridors or parking lots and structures available to the public (i.e. 
centralized parking facilities), as feasible and appropriate. 
Decision-makers should negotiate and grant requests for special 
parking arrangements and parking reductions whenever feasible.

Program: Direct public resources, especially those that leverage 
private investment such as Targeted Neighborhood Initiative 
funds, to stimulate commercial rehabilitation and economic 
development in designated Neighborhood Districts, Community 
Centers and Mixed Use Boulevards.

Preserve pedestrian-oriented areas through the use of available overlay 
zones to provide alternatives to automobile-oriented commercial activity.

Policies

2-2.1 Preserve existing pedestrian-oriented areas.

Program: This Plan identifies the following as pedestrian- 
oriented areas in which new development should both preserve 
and enhance the pedestrian environment (see Figure 3).

♦ Echo Park Avenue from Morton Avenue to Sunset Boulevard,

• Sunset Boulevard from McDuff Street/Lav eta Terrace to 
Waterloo Street,

♦ Sunset Boulevard from Micheltorena Street to Santa Monica 
Boulevard,

• Glendale Boulevard from Deane Street to Fletcher Drive,
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• Hyperion Avenue from Rowena Avenue to Griffith Park 
Boulevard,

• Rowena Avenue from Hyperion Avenue to Glendale 
Boulevard, and,

• Silver Lake Boulevard from Berkeley Avenue to Van Pelt 
Place.
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Program: Develop and implement the proposed Sunset
Boulevard/Echo Park Avenue Community Design Overlay District 
(CDO) and Streetscape Plan to institute pedestrian-oriented 
design standards for new commercial and mixed-use 
development (see Figure 4).

Program: Develop and implement the proposed Sunset Junction 
CDO and Streetscape Plan that incorporates incentives for 
mixed-use development and institutes pedestrian oriented design 
standards for all new development (see Figure 4).

Program: Develop and implement the Silver Lake Boulevard 
CDO and Streetscape Plan to maintain existing character, scale 
and pedestrian orientation (see Figure 4).

Program: Develop and implement the Rowena Avenue CDO 
and Streetscape Plan to enhance the aesthetic and pedestrian 
environment of this commercial corridor which has recently 
experienced significant private investment and has developed 
into a distinctive shopping district (see Figure 4).

Program: Develop and implement the proposed Temple St. CDO 
to improve the design and aesthetic quality of the corridor (see 
figure 4).

Program: Implement the applicable design standards identified 
in Chapter V, the Urban Design chapter of the Community Plan.

Program: Work with other City departments to site public 
facilities such as libraries, schools, etc. in locations that anchor 
and reinforce Neighborhood Districts and Community Centers, 
such as the funded Silver Lake branch of the Los Angeles Public 
Library.

2-2.2 New developments in pedestrian-oriented areas should add to 
and enhance existing pedestrian street activity.

Program: To be consistent with the Plan, new development 
along the Sunset Boulevard Mixed Use Boulevard should 
preserve and enhance the pedestrian environment (see Figures 
2, 3 and 4).

Program: The proposed Sunset Boulevard/Echo Park Avenue 
CDO and the proposed Sunset Junction CDO and their 
respective streetscape plans will develop and institute design 
guidelines that will enhance the pedestrian orientation of Sunset 
Boulevard (see Figures 2, 3 and 4).

Program:The proposed Rowena Avenue CDO and Streetscape 
Plan will develop and institute design guidelines that will enhance 
the aesthetic and pedestrian environment of this evolving niche

Silver Lake-Echo Park-Elysian Valley Community Plan

111-20



shopping district

Objective 2-3

Program: Prepare the proposed Sunset Boulevard/Echo Park 
Avenue CDO, the proposed Sunset Junction CDO and the 
Rowena Avenue CDO (see Figure 4 for proposed boundaries) to 
regulate uses and design individually tailored to these areas.

Program: Design guidelines found in Chapter V, Urban Design, 
should be followed to enhance the pedestrian environment in 
pedestrian-oriented areas.

2-2.3 The first floor street frontage for structures, including mixed-use 
projects and parking structures located in pedestrian-oriented 
areas, should incorporate commercial uses.

Program: Develop and implement the proposed Sunset
Boulevard/Echo Park Avenue, Sunset Junction and Rowena 
Avenue CDOs and their respective streetscape plans with the 
goal of protecting and enhancing existing pedestrian-oriented 
features and uses (see Figures 2, 3 and 4).

Program: Identify and implement measures (overlay zones) to 
preserve other pedestrian-oriented areas as appropriate.

Program: Design Guidelines and Standards for commercial 
development are included in Chapter V, the Urban Design 
Chapter of the Community Plan.

Enhance the appearance of existing commercial districts.

Policies

2-3.1 Proposed developments should be designed to enhance and be 
compatible with existing adjacent development.

Program: Implement the applicable design standards established 
in the Urban Design chapter of this Community Plan. New 
developments should be required to provide and improve 
landscaping of commercial sites and parking areas.

Program: Develop and implement the proposed Sunset
Boulevard/Echo Park Avenue, Sunset Junction and Rowena 
Avenue CDOs and their respective streetscape plans (see 
Figures 2, 3 and 4) to foster pedestrian-oriented, mixed-use 
development, live/work units and reuse of existing buildings. 
Proposed projects should be compatible with and enhance the 
character, identity and pedestrian features of affected commercial 
corridors, improve their aesthetic quality and adhere to design 
guidelines and development standards instituted by individual 
overlay plans.
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Program: Develop and implement the proposed Community 
Design Overlay District and Streetscape Plan for Silver Lake 
Boulevard north of Berkeley Street to Van Pelt Place (see Figures 
, 3 and 4) to foster commercial development that is compatible in 
with existing development and enhances the area’s pedestrian 
environment.

Program: Develop and implement the proposed Temple Street 
CDO and streetscape plan to improve design and the aesthetic 
quality of the corridor (See Figures 2, 3 and 4).

Program: Mixed-use projects requesting a mixed-use floor area 
bonus should to the extent feasible comply with guidelines 
outlined in Policy 2-4.3 to insure they are compatible with their 
surroundings and consistent with other goals of this Plan.

2-3.2 Support efforts to obtain Main Street grant or other funding to 
enhance and supplement planned improvements of Glendale 
Boulevard south of the Glendale Freeway as part of the Glendale 
Boulevard Corridor Improvement Project and Glendale Freeway 
Terminus project, as approved by DOT and Caltrans.

Program: Rezone properties along Glendale Blvd. from the 
Glendale Freeway to Scott Avenue to add a [Q] Qualified 
Condition that will prohibit new automobile uses and drive- 
through windows to encourage community-serving uses along the 
automobile-oriented corridor.

Program: Designate that portion of Glendale Boulevard as an 
Artist-in-Residence district and establish a future Commercial and 
Artcraft Overlay District to encourage joint live/work units as a 
reuse of existing industrial properties and buildings.

Program: Coordinate with the Cultural Affairs Department to 
designate Glendale Boulevard between Fletcher Drive and 
Berkeley Avenue as the “Avenue of Motion Pictures” to 
commemorate its role in Hollywood history as the location of 
several early movie studios.
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Figure 4
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2-3.3 Require screening of open storage and auto repair uses, and 
prohibit storage of automobile parts and other noxious 
commercial-related products in front of commercial developments 
exposed to the street.

Program:The Community Plan includes design guidelines which 
implementthis policy. Decision-makers, considering requests for 
Conditional Use Permits and Variances permitting these uses, 
shall implement these guidelines in their decisions.

Program: New automobile uses (as well as other uses) are 
being prohibited in commercial areas along certain specified 
corridors to enhance pedestrian orientation and, in some cases, 
to eliminate an over concentration of automobile uses (see Policy 
2-4.1). ^

2-3.4 Preserve community character, scale and architectural diversity.

Program: The Plan amends plan land use designations and 
institutes corresponding zone changes to implement this policy.

Program: Chapter V of this Plan, includes urban design 
guidelines for individual commercial projects and mixed-use 
projects. The Plan generally recommends that pedestrian- 
oriented areas be preserved, that building walls be maintained, 
active uses be required on the street level and that parking be 
located at the rear of the property or underground.

Program: The recommended Community Design Overlay 
Districts and their respective streetscape plans will further 
implement this policy (see Figure 4).

Program: Use overlay districts and other existing and future 
implementation tools to establish sign regulations to regulate the 
size, number and type of signs and to generally prohibit the 
installation of off-site signs.

Program: Discourage decision-makers from granting conditional 
use permits for wireless telecommunications facilities and, as 
appropriate, to require screening, co-location and removal of 
obsolete structures.

Program: Ensure that mixed-use projects requesting a mixed- 
use floor area bonus to the extent feasible comply with guidelines 
outlined in Policy 2-4.3 to insure they are compatible with their 
surroundings and consistent with other goals of this Plan.

2-3.4 Improve safety and aesthetics of parking areas in commercial 
areas.

Silver Lake-Echo Park-Elysian Valley Community Plan

MI-24



Objective 2-4

Program: Decision-makers should implement the design 
standards for parking areas established in the Design Guidelines 
Chapter of this Plan.

Program: Preserve existing and encourage the development of 
new municipal lots and centralized parking facilities on Sunset 
Boulevard, Temple Street and Alvarado Street so that nearby 
developments can take advantage of parking reductions 
supported by this Plan for mixed-use development (see Figures 
1,2 and 5).

2-3.5 Landscaped corridors should be created and enhanced through 
the planting of street trees along street segments with no building 
setbacks and through median plantings.

Program: The Urban Design chapter in this Plan (Chapter V) 
establishes guidelines for community design and landscaping. 
These guidelines are intended to serve as reference to other City 
Departments and public agencies and private entities who 
participate in projects which involve improvements to public 
spaces and rights-of-way, including streetscape and landscaping.

Reinforce the identity of distinct commercial districts through the use of
design guidelines and development standards.

Policies

2-4.1 Ensure that commercial infill projects achieve harmony with the 
best of existing development.

Program: Implementation of Design Guidelines of Chapter V of 
this Plan and the standards and guidelines developed in the 
plans of the individual proposed Supplemental Use Districts.

Program: Rezone designated commercial properties fronting 
Sunset Boulevard (see map) to [Q] C2 (see [Q] Condition 
Appendix) to institute standards and permit uses compatible with 
the existing character and identity of the boulevard, including 
secondhand stores, vintage shops and sidewalk dining, but 
prohibiting automobile and recycling uses and drive-through 
windows otherwise permitted in the C2 zone. The [Q] Condition 
also requires new development to build to the front property line 
and to locate parking to the rear. Additionally liquor stores are 
prohibited on Sunset Boulevard from Coronado Street to 
Micheltorena Street. In the event that proposed Supplemental 
Use Districts are not developed, the Plan, through this proposed 
zone change and Chapter V design guidelines, intends to 
preserve and enhance the pedestrian features of the segment of 
Sunset Boulevard within the Plan area, particularly from McDuff 
Street/Laveta Terrace to Waterloo Street and Sunset Junction 
from Micheltorena Street to Santa Monica Boulevard (see
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Figures 2-6).

Program: Rezone commercial properties fronting the following 
street segments will be zoned [Q] C2 (see [Q] Condition 
Appendix) to permit uses compatible with the existing character 
and identity of the commercial area including secondhand stores 
vintage shops and sidewalk dining; prohibit automobile and 
recycling uses and drive-through windows; and regulate the 
design of fast food establishments. Along certain segments, the 
[Q] Condition also requires new development to build to the front 
property line and to locate parking in the rear. This zone change 
is intended to preserve and/or enhance existing pedestrian- 
oriented characteristics (see Figures 2, 3, and 6).

* Rowena Avenue from Flyperion Avenue to Glendale 
Boulevard;

• Glendale Boulevard From Deane Street to Fletcher Avenue;
• Silver Lake Boulevard north of Berkeley Avenue to Van Pelt 

Place (location of proposed Silver Lake Blvd. CDO).
* Echo Park Avenue from Morton Avenue to Cerro Gordo St.

Program: Rezone commercial properties on the Hyperion 
Avenue-Fountain Avenue corridor to [Q] C2 to prohibit any new 
automobile uses to ameliorate a prevailing overconcentration of 
automobile-related uses in close proximity to residential uses 
(see Figures 2-4 and 6).

Program: Mixed-use projects requesting a mixed-use floor area 
bonus should to the extent feasible comply with guidelines 
outlined in Policy 2-4.3 to insure they are compatible with their 
surroundings and consistent with other goals of this Plan.

2-4.2 Require that mixed-use projects and development in pedestrian- 
oriented areas be designed and developed to achieve a high 
level of quality, distinctive character and compatibility with 
existing uses.

Program: The Urban Design chapter in this Plan includes 
guidelines for development in pedestrian-oriented areas.

Program: Encourage a demonstration public/private, mixed- 
use, joint-use development on Sunset Boulevard that sets the 
benchmark and standard for quality mixed-use projects in the 
Plan area.

2-4.3 Implement development standards that promote commercial 
development at a scale commensurate with their designation as 
Neighborhood, General or Community Center commercial and 
that is compatible with adjacent, primarily residential uses.
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Program: Ensure that all commercial properties are developed 
in accordance with their respective land use designations, as 
outlined in the City’s General Plan. The General Plan specifies 
the floor area and development intensities envisioned by each 
commercial land use designation-Neighborhood District, General 
Commercial or Community Center Commercial. Mixed-use 
development is permitted by-right in all commercial areas and is 
especially encouraged in the following areas. In some cases, a 
mixed use Floor Area Ratio (FAR) bonus is provided to offer 
incentive for mixed-use development (see Figures 1, 2 and 5).

* Sunset Boulevard - from the Pasadena Freeway to Fountain 
Avenue -1.5:1 commercial and mixed-use FAR, except for 
the following segments, where a maximum 1.5:1 commercial 
and 3:1 mixed-use FAR would be permitted, with appropriate 
discretionary approval.

1. Marion Avenue to Beaudry Avenue - South side,
2. Innes Avenue to Laveta Terrace - South side and Innes 

Avenue to Portia Street on the North side of street,
3. Rosemont Avenue to Waterloo Street - South side,
4. Coronado Street to Maltman Avenue - both sides of the 

street, and
5. Manzanita Street to Fountain Avenue - North side of the 

street.

• Alvarado Street (Community Center)-from Temple Street to 
Montana St-1.5:1 FAR for commercial development and 3:1 
FAR for mixed use;

• Fountain and Hyperion Avenues Mixed Use Boulevard-1.5: 
1 FAR for both commercial and mixed-use projects with 
mixed-use projects expressly encouraged. Mixed-use FAR 
bonus equivalent to the floor area dedicated to public open 
space or other community amenities or facilities (as defined 
under Policy 2-1.1) is provided;

• Temple Street Mixed Use Boulevard - from Glendale 
Boulevard to Silver Lake Boulevard Mixed Use Boulevard- 
1.5: 1 commercial FAR and 3:1 mixed-use FAR;

• Glendale Boulevard - (from north of Sunset Boulevard to the 
Glendale Freeway) 1.5:1 FAR for both commercial and 
mixed-use projects with mixed-use projects and joint 
live/work units expressly encouraged. Mixed-use FAR bonus 
equivalent to floor area dedicated to public open space or 
other community amenities or facilities (as defined under 
Policy 2-1.1) is provided; and;

• Glendale/Silver Lake Boulevard Neighborhood District-1.5:1 
FAR for both commercial and mixed-use project with mixed- 
use development expressly encouraged and permitted by
right within the existing permitted FAR.

• Echo Park Avenue - (from north of Sunset Boulevard to
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Cerro Gordo Street) mixed use is encouraged by policy and 
permitted by-right within the existing permitted FAR on 
commercially designated properties, as permitted by the 
underlying commercial zone. North of Morton Street, 
live/work units are particularly encouraged on commercial 
lots.

Program: Decision-makers should adopt findings that address 
the capacity of infrastructure and services to support projects 
seeking floor area bonuses, as well as general findings of 
consistency with the Community Plan and compatibility with 
surroundings in both design and uses.

Program: In accordance with this policy, in those areas where 
mixed-use development is encouraged but no mixed-use FAR 
bonus is provided, decision-makers should support mixed-use 
developments, as long as the compatibility and capacity findings 
can be made.

Program: This Plan supports those mixed-use projects that take 
advantage of the mixed-use floor area bonus along Sunset 
Boulevard, as shown in Figure 5, when they meet the following 
criteria:

• They do not displace existing affordable housing units.

• They do not replace historically or architecturally significant 
buildings. •

• They redevelop properties that have been developed with 
mini-malls or shopping centers which are not consistent with 
or complementary to the prevailing traditional neighborhood, 
pedestrian-oriented design.
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Industrial

goal 3

Objective 3-1

The Silver Lake-Echo Park-Elysian Valley Community Plan Area has a 
long history of industrial development because of its central location and 
proximity to the major transportation facilities of the various rail lines that 
have operated in the City. The industrial land is concentrated along the 
Los Angeles River (the Plan area’s eastern border) in the neighborhood 
known as Elysian Valley; a small secondary concentration of industrial 
land is located on Glendale Boulevard just south of the Glendale 
Freeway.

As the nature of industry and manufacturing has changed with the 
information age, resulting in a change in the space and infrastructure 
needs of industry, a certain amount of functional obsolescence has 
naturally taken place. While abandoned or underutilized industrial 
structures or properties exist, there remains however, a very viable 
industrial base in Elysian Valley.

Encroachment of other uses poses the greatest challenge to the 
continued viability of industry in this area. As efforts to develop 
continuous bike and pedestrian paths along the Los Angeles River and 
to return the river to a more natural state intensify and parks are 
developed on former industrial lands along the river’s banks, the river will 
increasingly become a valuable recreational resource and community 
asset, making Elysian Valley a desirable place to live and work. Elysian 
Valley may experience growing pressure for coveted joint live/work space, 
a trend seen in other industrial areas of the City. This interest must be 
balanced with City policy to maintain industrial land for industrial use. 
Industrial uses provide needed employment opportunities and economic 
benefits to the community and should be encouraged when impacts to 
surrounding land uses can be mitigated.

Furthermore, the industrial land in Elysian Valley abuts an equally 
cohesive and viable single- and multiple-family residential community. 
This Plan aims to preserve each of the adjacent uses and find ways to 
mitigate some of the impacts of the industrial use on the neighboring 
residential community. The Plan further recommends that industrially 
designated land be rezoned and that conditions be placed on the new 
zone to impose design standards that bring greater harmony between the 
abutting industrial and residential uses, while preserving the industrial 
zoning.

MAINTAIN A VITAL INDUSTRIAL BASE IN THE COMMUNITY PLAN 
AREA BYPROVIDING FOR AN ADEQUATE SUPPLY OF INDUSTRIAL 
LAND AND THROUGH POLICIES THAT REDUCE CONFLICTS 
BETWEEN INDUSTRIAL AND RESIDENTIAL LAND USES.

Provide sufficient land for expansion of low intensity industrial uses.

Policies

3-1.1 Designate lands for the continuation of existing industrial uses and
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Objective 3-2

development of high technology, light manufacturing and other 
clean industrial uses which provide employment opportunities.

Program: The Plan Map identifies lands which have industrial 
designations to accommodate the variety of uses noted above.

Program: The Plan recommends plan amendments and
corresponding zone changes to implement this policy

3-1.2 Require that any proposed development be designed to enhance 
and be compatible with adjacent development.

Program: Rezone specified industrially designated land to the [Q] 
CM zone with conditions that will promote greater compatibility 
between the uses (see Figure 6).

Program: Chapter V, Urban Design, includes provisions for 
industrial projects which are adjacent to or in the vicinity of 
residential uses.

Maintain the viability of the industrial area in Elysian Valley and increase 
compatibility with adjacent residential properties through land use policy 
and traditional commercial district revitalization strategies.

Policies

3-2.1 Improve the physical appearance of older industrial areas.

Program: Rezone specified industrially designated land to [Q]CM 
to regulate design and permit uses that will improve physical 
appearance of the industrial area and compatibility between 
abutting industrial and residential uses (see Figure 6).

Program: Chapter V, Urban Design, includes design guidelines 
for individual industrial projects.

Program: New industrial development is required to institute 
measures that contain dust, odors, noise, waste and other 
environmental pollutants produced by manufacturing processes 
and to provide a landscape or other buffer between industrial and 
residential properties. Chapter V, Urban Design guidelines and 
a permanent Qualified Condition [Q] attached to industrial zoning 
will implement this policy (see Figure 6).

Program: The Plan re-zones specified industrially designated 
land to the CM zone to permit residential and commercial uses (to 
encourage joint living and work quarters and neighborhood 
commercial uses). The Plan also encourages the continuation of 
all existing industrial uses and new industrial uses permitted by
right in the CM zone.
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Objective 3-3

Objective 3-4

3-2.2 Encourage development of a Neighborhood Center between Rich 
and Corney Streets, Riverside Drive and the Los Angeles River 
where neighborhood-supporting commercial uses and public 
facilities can be concentrated to serve area residents and improve 
compatibility between abutting residential and existing industrial 
uses.

Program: A permanent [Q] Qualified Condition prohibits 100% 
commercial buildings on CM-zoned properties, except for within 
above-described boundary area. In this same area, 100% 
industrial buildings are prohibited (see Figure 6).

Program: Establish a Special Study Area for the area generally 
bounded by Altman Street to the east, Biake Avenue to the south, 
the Glendale Freeway to the west and the Los Angeles River to 
the north. The purpose of the study area is to consider additional 
land use modifications and the creation of a neighborhood 
commercial center that will promote community revitalization and 
neighborhood character.

Retain industrial plan designations to maintain the industrial employment 
base of the City.

Policies

3-3.1 Promote continuation of appropriate existing industry and attract 
development of compatible industrial development.

Program: The Plan protects existing viable industrial areas by 
retaining industrial land use designations and promoting 
development of light manufacturing, research and development, 
high technology industries and artcraft manufacturing. The [Q] CM 
zone will permit clean industrial uses and encourage joint iive/work 
uses (see Figure 6).

Program: The plan retains existing industrial land use 
designations and zones north of the intersection of the 2 and 5 
Freeways where no industrial/residential conflict exists.

Institute guidelines for new manufacturing uses to assure mitigation of 
potential negative impacts generated by manufacturing uses when 
located in close proximity to residential neighborhoods.

Policies

3-4.1 Encourage new industrial uses adjacent to residential 
neighborhoods to mitigate their impact on the residential 
neighborhoods, to the extent feasible.

Program: Encourage compliance with and inspection by
responsible agencies to ensure health and safety standards. New
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development of manufacturing uses adjacent to residential 
neighborhoods shall comply with the industrial/residential design 
guidelines found in the Urban Design Chapter (Chapter V) of this 
Plan.

Program Rezone specified industrially designated land to [Q] CM 
as reflected on the Plan Map to ensure new industrial uses are 
compatible with and adequately buffered from residential uses.

Program: Explore economic development tools and initiatives 
and marketing strategies that aim to encourage the location of 
high technology, research and development uses, light 
manufacturing, artisan and similar uses that are compatible with 
nearby residential uses and have minimal impact on the 
environment.
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Public and Institutional Land Use

Public facilities such as fire stations, libraries, parks, schools and police 
stations shown on the Silver Lake-Echo Park-Elysian Valley Community 
Plan are to be developed in substantial conformance with standards of 
need, site area, design and general location identified in the Service 
Systems Element and the Safety Element of the General Plan. Such 
development shall be sequenced and timed to provide an efficient and 
adequate balance between land use and public services.

Development to full residential, commercial and industrial densities and 
intensities proposed by the Plan is predicated on substantial compliance 
with the standard contained in the Public Facilities and Service Element 
of the General Plan. Such development shall be sequenced to provide a 
workable, efficient and adequate balance between land use and service 
facilities.

A continuing need exists to modernize public facilities, improve services 
and accommodate changes in the Silver Lake-Echo Park-Elysian Valley 
Community Plan Area. However, the amenities and environmental quality 
of the community must be adequately protected. Cost and equitable 
distribution are major issues in the provision of public facilities. It is 
essential priorities be established and new and different sources of 
revenue be found. Furthermore, public and private development must be 
coordinated to avoid expensive duplication and to assure a balance 
among needs, services and costs.

This Plan seeks to use the location, characteristics and timing of facility 
and utility development as a tool in achieving planned land use patterns. 
The intent is achieve economy and efficiency in the provision of services 
and facilities consistent with standards for environmental quality.

Recreational and Park Facilities

Nearly 35% of Silver Lake-Echo Park-Elysian Valley Community Plan 
Area's acreage is dedicated to parkland. The Plan area contains the 
City’s oldest park, Elysian Park, a 765-acre regional park (defined as a 
park with 50 or more acres providing specialized recreational facilities). 
There are several other neighborhood and community parks operated by 
the City’s Recreation and Parks Department. In total, the Plan area has 
eight neighborhood parks (defined as a park with 2 or less acres per 
1,000 persons with a one-half-mile service radius) and two community 
parks (parks with 2-20 acres and facilities or programs that reach a two- 
mile service radius).

A unique opportunity exists in this Plan area to increase the area’s 
Parkland and to offer greenbelts and trail systems that will connect and 
expand recreational facilities Citywide. With the restoration of the Los 
Angeles River to a more natural state and long-term plans to build bike
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and pedestrian paths along both the 51-mile length of the river and from 
communities outside of the City to Downtown, the Plan area would 
become an integral link connecting all parts of the city to Downtown and 
the City of Los Angeles with other Los Angeles County cities that share 
the river. Moreover, several new parks, owned and operated by private 
entities, land trusts and the State of California, have been developed as 
a result of grassroots efforts to restore the river, increase parkland, 
enhance the city’s open space and recreational resources and generally 
preserve quality of life. The Santa Monica Mountains Conservancy and 
Mountains Recreation and Conservation Authority among other 
organizations have worked, with community initiative to obtain parks along 
the river to serve as gateways to the river. The Elysian Valley Gateway 
Park at the terminus of Newell Street in the Silver Lake-Echo Park-Elysian 
Valley Community Plan Area is an example of several existing and 
anticipated pocket parks intended to give access to the river’s recreational 
facilities and add green space in the City. Similar Parks either have been 
or are being developed along the river at the end of Marsh, Barclay and 
Oros Streets in the Silver Lake-Echo Park-Elysian Valley Community Plan 
Area as well as in the Northeast and Hollywood Community Plan Areas. 
Additionally, the State in 2001 funded parks on former industrial lands 
along the river including the Cornfield property just outside the Silver 
Lake-Echo Park-Elysian Valley Community Plan Area to the southeast 
and Taylor Yards just across the river in the Northeast Community Plan 
Area. The river will link these two new State parks as well as existing 
Elysian and Griffith Parks. Additional efforts to strategically acquire for 
public use properties that would provide or complete linkages between 
significant open space resources such as Elysian Park and Griffith Park 
are also underway. Future development should additionally negotiate 
new and preserve existing rights-of-way and easements such as the 
existing equestrian trail which runs along the Pacific Electric Railroad 
right-of-way in the hillside neighborhood bounded by Riverside and 
Fletcher Drives, Glendale Boulevard and the Glendale Freeway.

Silver Lake and Echo Park also have a network of public staircases that 
were originally built in lieu of streets, typically because of steep terrain, 
to provide public access from hillside neighborhoods to main streets and 
the electric cars serving them. This unique network of staircases found 
throughout the Plan Area also potentially supplement greenway systems 
and provide linkages to existing and future open space, recreational paths 
and parks. As a result they should be identified, maintained and, in cases 
where they have been barricaded by adjacent private property owners, 
reclaimed as public rights-of-way for public use. A network of stairs along 
the Pacific Electric Railroad Right-of-Way property leads to the property 
and could provide hillside residents with access to a future trail system 
that could lead to the river and Griffith Park.

GOAL 4 ADEQUATE RECREATION AND PARK FACILITIES WHICH MEETTHE
NEEDS OF THE RESIDENTS IN THE PLAN AREA AND CREATE 
LINKS TO EXISTING FACILITIES TO EXPAND RECREATIONAL 
OPPORTUNITIES CITYWIDE.
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Objective 4-1 To conserve, maintain and better use existing recreation and park 
facilities.

Policies

4-1.1 Preserve the existing recreational facilities and park space.

Program: By maintaining the Open Space zone and land use 
designation, existing parks and recreational facilities are protected.

Program: This Plan inventories and identifies staircases and 
dedicated but undeveloped streets (see Exhibit I) as existing public 
rights-of-way that should be preserved and which can potentially 
provide or enhance linkages in greenways and trail systems.

4-1.2 Preserve and encourage acquisition, development and funding of 
new recreational facilities and park space with the goal of creating 
greenways and trail systems.

Program: Encourage acquisition by the City and private land 
trusts of properties that would complete or provide integral 
linkages in creating greenways and other trail systems.

Program: The plan redesignates and re-zones to Open Space 
newly acquired parkland.

Program: Encourage the City departments to negotiate shared 
or joint use of existing public rights-of-way or easements for 
greenways and recreational use.

Program: Encourage City departments to reuse and/or convert 
unused or underused publicly owned land and facilities for 
recreation and open space facilities, whenever feasible.

Program: Encourage decision-makers to require dedication of 
trail-linking, rights-of-way as a condition of approval, when 
discretionary actions are required.

Program: Encourage the reuse of obsolete or underused publicly 
owned properties for open space and recreational uses.

4-1.3 Preserve and maintain public staircases in the Plan area and other 
public rights-of-way that could provide or enhance linkages for 
greenways and trail systems.

Program: This Plan inventories and identifies staircases and 
dedicated but undeveloped streets (see Exhibit J) as existing 
public rights-of-way that should be preserved and which can 
potentially provide or enhance linkages in greenways and trail 
systems.
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Program: Encourage the landscaping of areas adjacent to public 
staircases and incorporating them into the larger street, open 
space and recreation networks, as appropriate.

Program: Designate as historic public staircases in the Plan Area 
that have particular historic and/or cultural significance particularly 
those in Angelino Heights.

Program: Coordinate with the Department of Public Works and 
other relevant departments a schedule for maintaining the 
staircases and reclaiming them for public use, in those instances 
where public staircases have been vacated or barricaded without 
formal vacation procedures.

Program: Discourage decision-makers from vacating staircases, 
undeveloped streets or other public rights-of-way in the future.

4-1.4 Implement plans to develop a dedicated running path around the 
Silver Lake Reservoir and other open space and recreational uses 
per the Silver Lake Reservoir Master Plan dated November 1, 
2000.

Program: Re-designate Silver Lake Boulevard as a Modified 
Secondary Highway allowing for 42-foot roadway with only one 
travel lane in each direction to accommodate the proposed 6-foot 
landscape buffer and 8-foot pedestrian path while preserving the 
parking lane on the east side of the street and existing commuter 
bike lanes. Retain the scenic highway designation for the segment 
of Silver Lake Boulevard from Duane Street to Armstrong Avenue.

Program: Retain the designation of West Silver Lake Drive as a 
collector street, reduce the width of the roadway to a standard 
collector and retain all remaining right-of-way for the proposed 8- 
foot running path and 6-foot landscape buffer that will separate 
recreationists from the street. Implementation of the Silver Lake 
Reservoir Master Plan will only affect the segment of West Silver 
Lake Drive from Tesla Avenue to Van Pelt Place.

Program: Implement other design and infrastructure
improvements as recommended by the reservoir master plan, 
including recommended transportation improvements and a DASH 
neighborhood shuttle service, as approved by LADOT.

Program: Chapter V Urban Design of this Plan incorporates the 
design and streetscape elements for the Silver Lake Reservoir and 
adjacent rights-of-way, as outlined in the Silver Lake Reservoir 
Master Plan.

Program: Study the need to establish a streetscape plan to more 
systematically implement design and streetscape elements of the 
reservoir plan along the rights-of-way adjacent to the Silver Lake
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Reservoir.

OPEN SPACE

GOALS

Objective 5-1

Open space provides the community with important physical benefits and 
environmental protection. There are two classifications for Open Space, 
publicly owned and privately owned open spaces. In addition to City 
owned and operated parkland, increasingly land within the Silver Lake- 
Echo Park-Elysian Valley Community Plan Area is being developed with 
open space that is owned and/or managed by private entities for public 
use. Some examples are the Elysian Valley Gateway and Steelhead, 
Oso, and Egret Parks, also in Elysian Valley, which are among several 
pocket parks and gateways offering access to the Los Angeles River. 
Giving these parcels of land open space land use designations and zones 
will help preserve these properties for open space use.

Open Space is broadly defined as land which is essentially free of 
structures and buildings and/or is natural in character and functions in one 
or more of the following ways:

1. Recreational and educational opportunities.

2. Scenic, cultural and historic values.

3. Public health and safety.

4. Preservation and creation of community identity.

5. Rights-of-way for utilities and transportation facilities.

6. Preservation of natural resources or ecologically important areas.

7. Preservation of physical and scenic resources including 
topographic features and ridge protection.

A COMMUNITY WITH SUFFICIENT OPEN SPACE IN BALANCE WITH 
NEW DEVELOPMENT TO SERVE THE RECREATIONAL, 
ENVIRONMENTAL AND HEALTH NEEDS OF THE COMMUNITY.

Preserve existing and develop new open space resources.

Policies

5-1.1 Encourage the retention of passive and visual open space which 
provides a balance to the urban development of the Plan area.

Program: The Plan Map designates areas for open space, thus 
protecting them from encroachment by more intense uses.

5-1.2 Accommodate active parklands and other open space.

Program: The Plan Map designates lands for open space uses.
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Program: The Plan Map re-designates privately owned lands 
acquired as parkland for public use to the Open Space land use 
designation and zone to protect them from development.

Program: The Plan identifies and designates the Plan area’s 
unique network of public staircases as Public Facilities as a means 
to preserve them for public use as recreational and non-motorized 
transportation facilities, increase open space in the Plan area and 
promote use of an existing public resource.

Program: The Plan promotes the preservation of existing and the 
development of new medians, sidewalks, landscape buffers, etc. 
that enhance the built environment and streetscapes.

5.1-3 Encourage new larger-scale commercial development to provide 
public open space.

Program: To the extent feasible, new larger-scale developments 
in identified Neighborhood Districts and Community Centers or 
along Mixed Use Boulevards or any sizeable redevelopment 
projects are encouraged to provide open space and/or community 
facilities. Where no floor area bonus already exists, this Plan 
supports granting a floor area bonus equal to the square footage 
of the public open space or community amenity.

Program: Decision-makers should also make public open space 
and/or community facilities a condition of approval of proposed 
projects requiring discretionary action, when feasible.

5-1.4 Recognize the Plan area’s considerable urban forest, in both the 
pubic and private realms, as a feature which greatly contributes to 
its character and the quality of life enjoyed by residents by 
encouraging streetscape, greenways and the incorporation of 
green space within the urban form, as feasible.

Program: Work with other City departments and private
developers to promote parkways, landscaped medians, sidewalks 
with landscape buffers, community gateways and other elements 
that maintain and enhance these defining neighborhood features.

Program: Encourage the preservation and maintenance of the 
Plan area’s public staircases and promote the landscaping of 
areas adjacent areas and their incorporation into the larger street, 
open space and recreation networks, as appropriate.

Program: Develop recommended Community Design Overlay 
Districts and their respective streetscape plans to establish 
guidelines and standards for open space, landscaping and other 
design elements that enhance the built environment, on both 
private property and in the public right-of-way, and lend a 
distinctive character to Commercial Centers in the Plan area.
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Program: Encourage implementation of the Urban Design 
Guidelines of the Silver lake Reservoir Master Plan (see Chapter 
5 of this Plan.)

Objective 5-2 Provide/insure access to new recreational resources and open space 
developed throughout the Plan area, including trails and facilities along 
the Los Angeles River, and new parks.

Policies

5-2.1 Insure that there is public access to any new open space and 
recreational facilities in the Plan Area, especially the Los Angeles 
River.

Program: The Planning Department should incorporate new open 
space and recreational resources in future updates of the Open 
Space and Conservation Element of the General Plan.

SCHOOLS In the Silver Lake-Echo Park-Elysian Valley Community Plan Area, public 
schools are administered by the Los Angeles Unified School District 
(LAUSD). There are 10 elementary schools and primary schools in the 
Plan area. One high school, the Downtown Business Magnet School, is 
located within the boundaries of the Plan area. Existing and proposed 
middle and high schools that serve the students living in the Plan area are 
located outside of the Plan area. While it may become necessary to 
locate new schools in the Plan area and the LAUSD is undertaking a 
massive school building effort (59 schools within the boundaries of the 
City of Los Angeles) to relieve Citywide overcrowding, the LAUSD has not 
selected any sites for schools in the Plan Area.

GOAL 6 PUBLIC SCHOOLS THAT PROVIDE A QUALITY EDUCATION FOR 
ALL OF THE CITYS CHILDREN, INCLUDING THOSE WITH SPECIAL 
NEEDS, AND ADEQUATE SCHOOL FACILITIES TO SERVE EVERY 
NEIGHBORHOOD IN THE CITY.

Objective 6-1 Work constructively with the LAUSD to promote the siting and 
construction of adequate school facilities phased with growth.

Policies

6.1-1 Explore creative alternatives for providing new school sites in the 
City, where appropriate.

Program: Coordinate with the LAUSD to both identify and 
determine the suitability of identified sites and streamline the City’s 
component of the development process through coordination with 
an assigned case manager.
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Program: Use the City’s “Annual Growth Report” to monitor 
locations for growth and potential new school sites.

6-1-2 Encourage the siting of community facilities (libraries, parks, 
schools and auditoriums) together.

Program: Formulate/update plans to address issues relating to 
siting and the joint use of facilities. Encourage use of the following 
strategies for the expansion of school facilities including:

1. Siting of schools and other community facilities (libraries, 
parks and auditoriums) within a transit station, center or 
mixed use area so they can complement each other and 
make the most efficient use of the land provided for these 
services.

2. Locating middle and high schools where possible close to 
transit opportunities and key centers and along Mixed Use 
Boulevards so students can use the transit system to get to 
and from school.

3. Encouraging private redevelopment of existing school sites 
in the immediate vicinity of transit stations and centers so 
that existing site (a low intensity use) would be replaced by 
a high intensity mixed-use development that would 
incorporate school facilities.

LIBRARIES The Silver Lake-Echo Park-Elysian Valley Community Plan Area is
currently served by branch libraries located outside of the Community 
Plan Area. The Echo Park Branch is located on the south side of Temple 
Street just outside of the Plan area’s boundaries in the Westlake 
Community Plan Area, it is also served by nearby branches in Chinatown, 
Little Tokyo, Los Feliz, Atwater Village and other branch libraries located 
in neighboring Hollywood, Wilshire and Northeast Los Angeles 
Community Plan Areas.

The Plan area has benefitted from the Library Department’s 1998 Library 
Bond Program, which will have funded the construction, renovation or 
expansion of 32 branch libraries by the year 2004. As a result of this 
program, the Plan area has been awarded two new branch libraries: The 
Edendale Branch, which is located at Sunset Boulevard and Alvarado 
Street, is slated to be completed in late 2003. A second branch, a Silver 
Lake Branch, for which no site has been selected as yet, is also planned.

GOAL 7 ENSURE ADEQUATE LIBRARY FACILITIES AND SERVICES ARE
PROVIDED TO THE AREA’S RESIDENTS.
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Objective 7-1 Encourage the City’s Library Department to provide adequate library 
service which responds to the needs of the community.

POLICE PROTECTION

GOAL 8

Objective 8-1

FIRE PROTECTION

Policies

7-1.1 Encourage flexibility in siting libraries in mixed-use projects, 
shopping malls, pedestrian-oriented areas, transit stations, office 
buildings and similarly accessible facilities.

Program: Through the inclusion of this policy in the Plan text, the 
Plan supports these identified locations as desirable sites for new 
libraries and recommends that this policy be considered when the 
Library Department and decision makers review and approve sites 
for new libraries.

Program: Coordinate with the Library Department to conduct a 
needs assessment and identify a site for a branch library in Elysian 
Valley as funding becomes available.

Police protection services are provided by the Central Bureau of the Los 
Angeles Police Department. The police stations serving the Plan area is 
the Rampart Station located within the Westlake Community Plan Area 
and the Northeast Station in East Los Angeles. The Police Department 
maintains three community outreach facilities in the Plan area, one in 
Elysian Valley at the Elysian Valley Recreation Center and two in Echo 
Park.

A COMMUNITY WITH ADEQUATE POLICE FACILITIES AND 
SERVICES TO PROTECT THE COMMUNITY’S RESIDENTS FROM 
CRIMINAL ACTIVITY, REDUCE THE INCIDENCE OF CRIME AND 
PROVIDE OTHER NECESSARY LAW ENFORCEMENT SERVICES.

To provide adequate police facilities and personnel to correspond with 
population and service demands.

Policies

8-1.1 Coordinate with the Police Department as part of the review of 
significant development projects and General Plan Amendments 
affecting land use to determine the impact on service demands.

Program: A decision-maker should include a finding which 
considers the impact on police service demands of the project or 
land use plan change.

The Fire Protection and Prevention Plan of the City of Los Angeles 
provides an official guide to City Departments, other government 
agencies, developers and interested citizens for the construction, 
maintenance and operation of fire facilities. It is intended to promote fire 
prevention by maximizing fire safety education and minimizing loss of life
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GOAL 9

Objective 9-1

Transportation

TRANSPORTATION 
IMPROVEMENT AND 
MITIGATION 
PROGRAM (TIMP)

through fire prevention programs. Pursuant to their plan it may be 
necessary to expand or relocate existing facilities as land patterns 
change.

PROTECT THE COMMUNITY THROUGH A COMPREHENSIVE FIRE 
AND LIFE SAFETY PROGRAM,

Ensure that fire facilities and protective services are sufficient for the 
existing and future population and land uses.

Policies

9-1.1 Coordinate with the Fire Department as part of the review of 
significant development projects and General Plan Amendments 
affecting land use to determine the impact on service demands.

Program: Encourage decision-makers to include a finding as to 
the impact on fire service demands for all plan amendments within 
five years of adoption.

This coordination with the Fire Department is currently in effect for 
projects which are subject to the subdivision process and for all 
discretionary actions.

Transportation Improvement and Mitigation Program (TIMP)

The Transportation Improvement and Mitigation Program (TIMP) is a set 
of specific transportation recommendations to meet the circulation needs 
of the community to the year 2010. The Tl MP was prepared for the Silver 
Lake-Echo Park-Elysian Valley Community Plan through analysis of land 
use impacts on the transportation system.

Specific circulation improvements include Public Transit Improvements 
which include Rapid Bus Service and improved bus and shuttle service. 
The TIMP also contains Transportation System Management (TSM) 
recommendations including roadway improvements and re-designations, 
expansion of the Automated Traffic Surveillance and Control (ATSAC) 
system, peak hour parking restrictions and creation of neighborhood 
traffic control plans. Finally, the TIMP also recommends a set of 
Transportation Demand Management (TDM) programs. TDM program 
recommendations include creating bikeways, forming transportation 
management associations, incentives and/or ordinances for trip reduction 
and continued participation by the City in regional transportation 
management programs.

Below is a series of programs and implementation steps. Each
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PUBLIC
TRANSPORTATION

GOAL 10

Objective 10-1

implementation measure taken from the TIMP is identified in brackets [ ] 
as follows: [TIMP],

Opportunities exist within Silver Lake-Echo Park-Elysian Valley to 
increase the use of public transportation.

The Silver Lake-Echo Park-Elysian Valley Community Plan area has a 
higher percentage of transit use for work trips than the Citywide average. 
This trend is attributed to the area’s lower household income and high 
level of transit service. Despite these commute behaviors, it is still 
anticipated that the private automobile will remain the primary mode of 
transportation within the time frame of this Plan and that bus service and 
the community “DASH” or paratransit will be the primary public 
transportation modes through the year 2010.

The City of Los Angeles Department of Transportation (LADOT) operates 
“Cityride,” a Citywide demand-responsive paratransit program for senior 
citizens aged 65 or older and persons with mobility impairments. Cityride 
registrants may obtain a low-cost book of transit scrip each quarter which 
can be exchanged for MTA monthly bus passes and discounts on taxi, 
private lift-van and Cityride life-van Dial-A-Ride services.

DEVELOP A PUBLIC TRANSPORTATION SYSTEM THAT IMPROVES 
MOBILITY WITH CONVENIENT ALTERNATIVES TO AUTOMOBILE 
TRAVEL.

Encourage improved local and express bus and neighborhood shuttle 
service through the Community Plan Area and encourage park-and-ride 
facilities to interface with freeways, high occupancy vehicle facilities and 
rail facilities.

Policies

10-1.1 Coordinate with the Metropolitan Transportation Authority (MTA) 
and the Los Angeles Department of Transportation (LADOT) plans 
to improve local and express bus service in the Plan Area.

Program: Implement designated transit-priority highways and 
associated improvements. [TIMP]

• Implement the Transit Priority Street designation of Santa 
Monica Blvd. and Sunset Blvd., as recommended by the 
Transportation Element of the General Plan.

* Support and promote the implementation of new Metro 
Rapid Bus lines on the Santa Monica Boulevard-Sunset 
Boulevard corridor (from Union Station to downtown Santa 
Monica) and Vermont Avenue (just outside the Plan area 
with connection through Los Feliz to the Hollywood 
Boulevard Rapid Bus line to Pasadena) in the Phase II
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TRANSPORTATION
DEMAND
MANAGEMENT (TDM)

implementation of the Metro Rapid bus service expected by 
2010. ̂

• Designate Alvarado Street as a Transit Priority Street as 
defined by the Transportation Element so that it may be 
eligible for applicable transit-related programs and 
improvements.

Program: Establish “DASH” shuttles to transport residents of 
hillside neighborhoods to main shopping areas, especially in 
identified Neighborhood Districts and Community Centers in the 
Plan area, and to bus stops, nearby rail stations and access points 
of other transit opportunities. [TIMP] Possible routes include the 
following:

• From the Plan area to Chinatown and the Chinatown 
Pasadena Gold Line Station then to Union Station and 
Downtown.

• Linking residential areas, commercial centers and nearby 
Red Line Subway stations.

10-1.2 Encourage the provision of safe, attractive and clearly identifiable 
transit stops with user friendly design amenities.

Program: The Plan includes an Urban Design chapter that 
outlines design guidelines for transit stops. Other plans including 
plans for the proposed Sunset Boulevard/Echo Park Avenue 
Community Design Overlay District and the proposed Sunset 
Junction Community Design Overlay District should also address 
identification of and user friendly amenities for transit stops in 
these districts.

Program: Encourage and coordinate the use of transit
information kiosks and next bus information to facilitate transit use. 
[TIMP] Kiosks may be placed at various commercial and 
community centers and at major bus centers. Next bus 
information can be displayed at major bus centers (the intersection 
of two major bus lines). In the Plan area major bus lines (routes 
with service every 10 minutes) are along Sunset Boulevard, 
Glendale Boulevard, Alvarado Street, and Temple Street. Major 
bus centers (where two major lines intersect) are located at Sunset 
Boulevard and Alvarado Street, Glendale Boulevard and Temple 
Street., Temple Street and Alvarado Street and Sunset Boulevard 
and Glendale Boulevard (grade separated but with a staircase 
connecting them).

It is the City’s objective to maintain acceptable Levels of Service (LOS E 
and F are considered unsatisfactory) throughout the Plan area as growth 
occurs. Studies indicate that the majority of the street segments are
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operating at acceptable Levels of Service. However, the level of trips 
generated by future development in the Plan area and surrounding 
communities requires implementation of a Transportation Demand 
Management (TDM) Program to sustain the current level of service on the 
street system. TDM is a program designed to reduce trips. People are 
given incentives to use TDM measures such as public transit, ridesharing, 
modified work schedules, van pools, telecommuting and non-motorized 
transportation modes such as the bicycle.

In addition to the specific policies and programs listed, the Transportation 
Demand Management (TDM) Programs for the Community Plan Area 
includes the following actions by the City.

1. Transportation Management Association formation/coordination.

The City should encourage the formation of Transportation 
Management Associations (TMAs) in order to assist employers in 
creating and managing trip reduction programs. In the Plan area, 
ideal candidates for TMAs are shopping centers.

2. Participation in Regional Transportation Management Programs.

The City will continue to participate and coordinate with local and 
regional TDM programs that are in the process of being 
implemented by other agencies and adjacent jurisdictions.

3. TDM Ordinance. The Citywide ordinance on TDM and trip reduction 
measures (LAMC 12.26 J) will continue to be implemented for the 
Silver Lake -Echo Park Community Plan Area. This ordinance calls 
for several measures to be taken in developments to achieve trip 
reduction targets.

Trip reduction may also be encouraged by development incentives 
or financial incentives to employers. Development incentives may 
include increased floor area and/or reduced on-site parking 
requirements granted on a case-by-case basis with discretionary 
approval on the condition that developments monitor performance 
and provide contingency plans. Reductions in the City’s business 
registration and licensing fees to employers might represent financial 
incentives for employers who subsidize employee transit costs or 
promote telecommuting.

4. Monitoring. The City of Los Angeles Department of Transportation 
(LADOT) is responsible for monitoring the current Citywide TDM 
Ordinance. 5

5. The City should continue to implement bikeways development as 
specified in the City Bicycle Plan as part of an overall transportation 
demand management.
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GOAL 11

Objective 11-1

TRANSPORTATION
SYSTEM
MANAGEMENT (TSM)

GOAL 12

Objective 12-1

ENCOURAGE ALTERNATIVE MODES OF TRANSPORTATION TO THE 
USE OF SINGLE OCCUPANT VEHICLES (SOV) IN ORDER TO 
REDUCE VEHICULAR TRIPS.

Pursue transportation demand management strategies that can maximize 
vehicle occupancy, minimize average trip length and reduce the number 
of vehicle trips.

Policies

11-1.1 Encourage non-residential development to provide employee 
incentives for utilizing alternatives to the automobile (i.e., 
carpools, vanpools, buses, flex time, bicycles and walking, etc.)

Program: The Citywide ordinance on TDM and trip reduction 
measures will continue to be implemented for the Silver Lake- 
Echo Park-Elysian Valley Community Plan Area. This ordinance 
calls for several measures to be taken by non-residential 
developments to achieve necessary trip reduction targets.

11.1-2 Require that proposals for major new non-residential 
development projects include submission of TDM Plan to the City.

Program: The decision-maker should include this requirement 
in approval of projects.

Transportation System Management (TSM) strategies are intended to 
improve the existing transportation system through a program of minor, 
low cost physical improvements. TSM incorporates features such as 
synchronization of traffic signals, limiting on-street parking during peak 
travel times, conversion of parallel arterials into one-way couplets, 
reversible lane operations and intersection improvements.

A WELL MAINTAINED, SAFE, EFFICIENT FREEWAY, HIGHWAY AND 
STREET NETWORK.

Reduction of vehicular trip delays in the Community Plan Area through 
coordination of the street traffic signal system with the Caltrans freeway 
traffic management system.

Policies

12-1.1 Implement signalization improvementsthroughoutthe Plan Area.

Program: Implement the second phase of signalization
improvements called Adaptive Traffic Control System which is 
expected to add a 3% increase in capacity of roadways in the 
Plan area above the 7% increase gained upon implementation of 
the first phase. [TIMP]
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Objective 12-2

GOAL 13

Objective 13-1

Institute traffic management measures to special traffic operations 
procedures as necessary to improve circulation throughout the Plan area.

Policies

12-2.1 institute and maintain special traffic operations used to increase 
the capacity of the roadway network.

Program: Continue to use special traffic operations procedures, 
including traffic control officers, reversible lanes on Elysian Park 
Avenue and turn lane operational restrictions to manage traffic in 
the vicinity of Dodger stadium to handle game day traffic 
volumes.

Program: Institute peak hour parking restrictions to add travel 
lanes on major highways such as Sunset Blvd. as long as such 
measures do not conflict with existing bicycle facilities and Metro 
Rapid Bus service.

A SYSTEM OF HIGHWAYS, FREEWAYS AND STREETS THAT 
PROVIDES ADEQUATE CIRCULATION TO SUPPORT EXISTING, 
APPROVED AND PLANNED LAND USES AND MAINTAINS A 
DESIRED LEVEL OF SERVICE AT ALL INTERSECTIONS.

To comply with Citywide performance standards for acceptable levels of 
service (LOS) and insure that necessary road access and street 
improvements are provided to accommodate traffic generated by all new 
development.

Policies

13-1.1 Maintain a satisfactory LOS for streets and highways that should 
not exceed LOS D for Major Highways, Secondary Highways, and 
Collector Streets. If existing levels of service are LOS “E" or LOS 
“F” on a portion of a highway or collector street, then the level of 
service for future growth should be maintained at LOS “E”.

Program: Implement capital improvements in the Plan area that 
are intended to alleviate congestion on problem streets, including:

* The Glendale Boulevard Corridor Improvement Project 
which includes a variety of intersection, signal and 
operational improvements at problem intersections along 
Glendale Boulevard as well as median and streetscape 
improvements. [TIMP]

• Improve operations at the Sunset Boulevard/Santa Monica 
Boulevard, intersection, particularly for westbound buses
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attempting to turn left onto Santa Monica Boulevard from 
Sunset Boulevard [TIMP]

• Consider physical and operational improvements to the 
Sunset Boulevard/Hollywood Boulevard/Hillhurst Avenue 
and Silver Lake Boulevard/Temple Street/Beverly 
Boulevard/Virgil Avenue intersections, both of which lie just 
outside of the Plan area but cause bottlenecks and traffic 
congestion on major access routes to the Silver Lake-Echo 
Park-Elysian Valley Community Plan Area. [TIMP]

• Consider the feasibility of extending Blake Ave. in Elysian 
Valley to provide a truck access route to the industrially 
designated lands abutting the river that would not require 
use of local residential streets. [TIMP]

Program: Implement street re-designations that will more
accurately reflect the capacity and function of various streets in
the Plan area and amend the Transportation Element of the
General Plan (see Figure 7).

• Academy Road from the Dodger Stadium entrance to 
Stadium Way - re-designate from a Local Street to a 
Collector Street to better reflect its functions as an access 
road to Dodger Stadium, Elysian Park, the 110 Freeway and 
North Broadway. [TIMP]

• Academy Road - designate it as a Scenic Byway to endow 
this public right-of-way with protections to preserve the 
natural environment (parkland) it traverses.

• Bellevue Avenue from Glendale Boulevard to Echo Park 
Avenue - re-designate from a Local Street to a Collector 
Street to reflect its use as an access road to the 101 
Freeway. [TIMP]

• Silver Lake Boulevard - Van Pelt Street to Armstrong 
Avenue - re-designate from a Secondary Highway to a 
Modified Secondary Highway to make it consistent with the 
Silver Lake Reservoir Master Plan. [TIMP] •

• Beaudry Avenue - re-designate from a Secondary Street to 
a Major Highway Class 11 to make its classification consistent 
with the Central City West Specific Plan.
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Program: Implement a variety of regional capital improvements 
that will alleviate the impacts of commuter traffic on the Plan area 
and improve internal circulation.

* Glendale Freeway Terminus at Glendale Boulevard. - 
reconfiguration of the Glendale Freeway terminus to reduce 
speeds as traffic enters Glendale Boulevard. Alternatives 
are currently being studied by LACMTA and a preferred 
alternative aligns the southbound off-ramp to the east to 
intersect Glendale Boulevard in a single signalized 
intersection adjacent to the northbound on ramp. The right- 
of-way occupied by the existing off-ramp, as envisioned in 
this alternative, would be used for open space. [TIMP]

* 1-5/Glendale Freeway - improvement to the interchange to
improve access to Downtown Los Angeles from the 
southbound 1-5. This project, which would alleviate traffic on 
Glendale Boulevard and other arterial highways, is listed in 
the 2001 Long Range Transportation Plan (LRTP) as a 
“Priority Freeway Improvement Project,” to be funded by 
2010. [TIMP] ^

* Alameda Street By-Pass- also intended to provide an 
alternate access from the I-5 to Downtown Los Angeles. 
This project is listed in the 2001 LRTP as a Strategic 
Highway Project which is not funded by 2010 but is the next 
priority for additional transportation funding. [TIMP]

* Route 110/1-5 Connector - improvement to the connection 
between the two freeways by providing a two-lane 
connection from the northbound 1-5 connector to the 
northbound 1-110 connector ramp. [TIMP]

* 1-110/1-101 Merge -the addition of an auxiliary lane between 
110 Freeway and Glendale Boulevard will reduce 
congestion on the 110 and discourage people from using 
arterials in the Plan area to get to the 101 Freeway, by 
lengthening the merge distance from less than one-quarter 
mile to about one-half mile. This option would require 
removal or replacement of the Edgeware Road bridge 
across the freeway with a longer span bridge; This 
improvement would be considered during future studies of 
improvements to the Highway 101 Corridor. [TIMP]

* l-5/Glendale Boulevard-should monitor the southbound off 
ramp on Glendale Boulevard which terminates in an 
unsignalized intersection at Riverside Drive. This 
intersection may require a signal in the future. [TIMP]

13-1.2 Discourage non-residential traffic flow for streets designed to 
serve residential areas only by the use of traffic control
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measures.

Objective 13-2

Program: Support DOT efforts to implement the Neighborhood 
Protection Plans for identified neighborhoods using a variety of 
traffic control devices and traffic calming techniques. The TIMP 
identifies the following neighborhoods as candidates for 
Neighborhood Protection Plans.

* Solano Canyon [TIMP]
* Echo Park east and west of Glendale Boulevard including

Berkeley Avenue, Scott Avenue and along Benton Way. 
[TIMP] ^

Program: Work with DOT and Plan area residents to identify 
existing and anticipated “cut-through” traffic routes and spillover 
parking, as recommended transportation improvements are 
made.

13-1.3 Design public streets that enhance the pedestrian environment 
and urban form through the use of landscaping, gateways and 
other efforts to beautify the public realm and promote use of non- 
motorized transportation.

Program: Where it does not interfere with circulation, this Plan 
promotes the beautification of public streets as parkways with 
landscaped medians, sidewalks with landscape buffers to shield 
pedestrians from the roadway and gateways that identify and 
create sense of community and enhance neighborhood character 
and identity.

Program: Encourage the construction and maintenance of 
sidewalks in pedestrian-oriented areas and on Pedestrian Priority 
Streets as an important component of non-motorized 
transportation facilities.

To insure that the location, intensity and timing of infrastructure 
development maintain the City’s streets and highways standards.

Policies

13-2.1 No increase in density and intensity should be effectuated by 
zone change, variance, conditional use, parcel map or 
subdivision unless it is determined that the transportation system 
can accommodate the increased traffic generated by the project.

Program: Decision-makers are encouraged to adopt a finding 
which addresses this factor as part of any decision.

Program: Require that new development projects incorporate 
Transportation System Management and/or Transportation
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NON-MOTORIZED
TRANSPORTATION

GOAL 14

Objective 14-1

Demand Management programs and or transit improvements 
that are consistent with the Citywide Land Use-Transportation 
Policy.

The Plan provides for various modes of non-motorized transportation/ 
circulation such as walking and bicycle riding. The Citywide Bicycle Plan 
identifies a backbone bikeway system and support routes through the 
Silver Lake-Echo Park-Elysian Valley Community Plan Area. The 
Community Plan establishes policies and standards to facilitate the 
development of a bicycle route system which is intended to complement 
other transportation modes.

The Citywide Major Equestrian and Hiking Trails Plan identifies proposed 
equestrian trails in the community. In the Silver Lake-Echo Park-Elysian 
Valley Community Plan Area, equestrian trails are located in Elysian Park 
and traveling southeast to northwest along the 5 Freeway and Riverside 
Drive.

A SYSTEM OF SAFE, EFFICIENT AND ATTRACTIVE BICYCLE, 
PEDESTRIAN AND EQUESTRIAN ROUTES.

Promote an adequate system of safe bikeways for commuter, school and 
recreational use.

Policies

14-1.1 Assure that local bicycle facilities are identified and linked with 
routes of neighboring areas of the City.

Program:The Community Plan endorses full implementation of 
the City’s Bicycle Plan, which designates either planned or 
existing bicycle facilities for the following:

1. The Los Angeles River - a Class I Bike Path along the Los 
Angeles River (just outside the Plan area but easily 
accessible from the Plan area), an important link to 
Downtown Los Angeles and connection between two regional 
parks, Elysian Park and Griffith Park and two future state 
parks on the Cornfield and Taylor Yard properties on the 
north and south banks of the Los Angeles River just north of 
Downtown.

2. Silver Lake Boulevard - a Class II Bike Lane on Silver Lake 
Boulevard from Sunset Boulevard to Glendale Boulevard with 
a planned extension on Glendale Boulevard and Fletcher 
Avenue to the Los Angeles River.
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Objective 14-2

3. Fletcher Drive - a Class II Bike Lane from Glendale 
Boulevard to the Los Angeles River.

4. Sunset Boulevard - a Class II Bike Lane from Elysian Park 
Avenue to Fountain Avenue which connects with facilities on 
Elysian Park Avenue and Stadium Way through Elysian Park 
and a Commuter Bikeway east of Elysian Park Avenue.

5. Elysian Park Avenue/Stadium Way - Class II Bike lanes on 
Elysian Park Avenue and Stadium way which lead to a 
Commuter Bikeway on Stadium Way north of Academy Road 
and leading to bicycle facilities on Riverside Drive.

6. Riverside Drive - a Class III Signed Bike Route on Riverside 
Drive from Glendale Boulevard to Figueroa Street linking 
significant open space resources: the Los Angles River, 
Elysian Park, Griffith Park and the future state parks.

7. North Broadway - a Commuter Bikeway from Sunset 
Boulevard to the Class I Bike Path on Mission Road.

8. Glendale Boulevard - a Commuter Bikeway from Temple 
Street to Silver Lake Boulevard.

9. Griffith Park Boulevard - a Commuter Bikeway from Sunset 
Boulevard to Hyperion Avenue.

Program: Close gaps in the bikeway network by designating 
with the appropriate bicycle facility Silver Lake Boulevard south 
of Sunset Boulevard to connect Silver Lake Boulevard to the 
Commuter Bikeway on First Street and to better connect the Plan 
area to the bikeway facilities outside the Plan area.

Program: Encourage the construction and maintenance of 
sidewalks in pedestrian-oriented areas and on Pedestrian Priority 
Streets as an important component of non-motorized 
transportation facilities.

14-1.2 Encourage the provision of showers, changing rooms and bicycle 
storage at new and existing non-residential developments and 
public spaces.

Program: Los Angeles Municipal Code Sections 12.21A16and 
91.0705 provide for bicycle parking requirements and employee 
facilities for showers and lockers.

Promote the use of community staircases as an integral part of the Plan 
area’s pedestrian network, offering access from hillside residential 
neighborhoods to commercial corridors.
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Policies

PARKING

GOAL 15

Objective 15-1

14- 2.1 Maintain, preserve, landscape and generally make safe and
publicly accessible all of the Plan area’s staircases.

Program: All relevant City departments (Planning, Public Works, 
Recreation and Parks and Cultural Affairs) should work 
cooperatively to maintain and enhance staircases as public 
rights-of-way, cultural/historic resources, and, for their 
recreational value, as recreational facilities, potential urban parks 
and links in greenways and between open spaces.

Program Work with relevant City Departments to identify funds 
for the regular maintenance of staircases.

Program: Encourage landscaping, fences, and other design 
features that define the relationship between the public 
staircases/pathways and adjacent private properties to maintain 
accessibility and character. The staircase map (Exhibit J) should 
also be used to identify and map connections between staircases 
and open spaces where they can serve as linkages in potential 
greenways and to locate parcels for future acquisition of open 
spaces and pocket parks.

The Plan supports initiatives to develop City-owned (off-street) and 
shared-use parking facilities in the Silver Lake-Echo Park-Elysian Valley 
Community Plan Area. Parking facilities, either City-owned or privately 
developed, should be located in or near commercial areas, preferably in 
identified Community Centers and along identified Mixed Use Boulevards. 
Additionally, they should not be free-standing, but should incorporate a 
mix of uses that contributes to the vitality and activity of the street and 
complement existing uses and design. A typical way of incorporating 
mixed use in a parking facility might be to include commercial/retail uses 
on the ground floor of a parking structure. Residential uses may also be 
included in such facilities.

A SUFFICIENT SYSTEM OF WELL DESIGNED AND CONVENIENT ON
STREET PARKING AND OFF-STREET PARKING FACILITIES 
THROUGHOUT THE PLAN AREA.

Provide parking in appropriate locations in accord with Citywide standards 
and community needs.

Policies

15- 1.1 Encourage the development of centralized municipal and private
parking structures and surface parking lots, and where possible 
encourage public-private partnerships in the development of such 
parking facilities.
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Program: Encourage the development of parking facilities (both 
public and private) that incorporate a mix of uses that maintain 
and contribute to street life, such as parking structures with 
ground-floor commercial/retail uses.

Program: Work with appropriate City departments to study the 
availability of parking in the Sunset-Alvarado Parking Meter Zone 
and the Silver Lake Parking Meter Zone and to develop a 
comprehensive sign program to direct motorists to existing 
municipal lots in those areas.

Program: Work with relevant City departments to identify 
optimal locations for development of City-owned parking facilities 
as needed in the following commercial areas:

* The area of the Sunset Boulevard/Beaudry Avenue 
intersection;

• The area of the proposed Sunset Boulevard/Echo Park 
Avenue Community Design Overlay District (to be located 
behind commercial frontage);

* The Sunset Boulevard/Alvarado Street Community Center; 
and,

• At intervals in key locations along Sunset Boulevard, a 
designated Mixed Use Boulevard, to improve the viability of 
mixed-use projects (the Plan supports parking reductions for 
projects within 750 feet of publicly or privately owned 
centralized parking facilities).

Program: Establish as part of the Sunset Boulevard/Echo Park 
Avenue Community Design Overlay District and/or the Sunset 
Junction Community Design Overlay District (or more generally 
along the Sunset Boulevard Mixed Use Boulevard) a parking fund 
that would be used to pay for centralized parking facilities along 
the boulevard. The location of central parking structures along 
Sunset Boulevard will provide incentive to concentrate 
development along the designated Mixed Use Boulevard so that 
developers can take advantage of the parking reduction 
encouraged in this Plan.

15-1.2 Consolidate parking where appropriate, to minimize the number 
of ingress and egress points onto Major and Secondary 
Highways.

Program: Chapter V, the Urban Design chapter of this Plan, 
outlines guidelines for parking areas.

Program: Decision-makers should require shared-use parking 
facilities and coordinate parking access when discretionary 
actions are required.

15-1.3 Consider new Citywide parking standardsfor areas around transit
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stations, designated centers and pedestrian-oriented areas.

Program: Consider parking reductions for developments located 
in areas around transit stations, designated centers and 
pedestrian-oriented areas. Use central parking structure parking 
reductions as incentive to draw and concentrate development in 
designated centers and Mixed Use Boulevards and to increase 
the viability of mixed-use projects.

15.1-4 New parking lots and parking structures shall be developed in 
accordance with design standards.

Program: Chapter V, the Urban Design chapter of this Plan, 
outlines guidelines for parking facilities.

Historic and Cultural Resources

The Silver Lake-Echo Park-Elysian Valley Community Plan Area 
possesses significant historic and cultural resources. Because it is an 
older part of the City, its most tangible contribution to the historic and 
cultural legacy of the city is its architecture, beginning in the late 1800s 
with Victorian architecture and encompassing fine representations of the 
subsequent waves of architectural styles that are unique to and 
characteristic of Southern California. They range from Craftsman, 
California bungalow, Mediterranean revival styles, and a concentrated 
and notable collection of Modern-era structures designed by the pre
eminent Modernist architects who made their home in Southern 
California. Modest homes with detached garages and functional 
staircases, which made sensitive and efficient use of steep hillside lots, 
and courtyard-style multiple family apartments, which exemplified 
Southern California outdoor living and de-emphasizes parking and 
driveways, continue to offer fine examples of quality single and multiple 
family development. Residential development with the scale and design 
represented in the Plan area offer a pedestrian friendly environment, 
orientation and amenities that are the building blocks of sustainable 
development.

Echo Park is home to the City’s first designated historic area, the Angelino 
Heights Historic Preservation Overlay Zone. Active community groups 
and long-time residents of both Silver Lake and Echo Park preserve, 
promote and educate residents on the area’s significant role in the history 
of the City’s development. The Plan area contained the City’s first public 
transportation system and possesses valuable relics of its past in its 
unique network of public staircases that provided essential pedestrian 
thoroughfares in the hilly terrain and a system of reservoirs which were 
the backbone of the City’s early water system. It was also the original 
home of the entertainment industry, is the site of Elysian Park, the City’s 
first park and is shaped by the land use patterns of the City fashioned 
around the original Pueblo of the City of Los Angeles. Waves of new
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GOAL 16

Objective 16-1

immigrants have settled in the area over time, reflecting the cultural 
diversity and ethnic makeup of the City, and a thriving artistic community 
resides in the area, drawn to its urban character and contributing to its 
economic vitality and distinct identity. Prominent community websites for 
both Silver Lake and Echo Park provide access to valuable community 
news and information and the wealth of its history.

IDENTIFICATION, PRESERVATION AND RESTORATION OF 
CULTURAL RESOURCES, NEIGHBORHOODS, AND LANDMARKS 
WHICH HAVE HISTORICAL AND/OR CULTURAL SIGNIFICANCE.

Ensure that the community’s historically significant resources are 
protected, preserved and/or enhanced.

Policies

16-1.1 Assist private owners of existing historic resources and 
historically or architecturally significant structures to maintain 
and/or enhance their properties in a manner that will preserve the 
integrity of such resources in the best possible condition.

Program: Adherence to the City’s historic properties
preservation ordinances and Cultural Heritage Board 
requirements for preservation and design and general 
implementation of the design guidelines contained in Chapter V 
of this Plan.

Program: Utilize City historic properties restoration programs 
which provide funding for renovating and/or reusing historic 
structures.

Program: Designated Historic-Cultural Monuments within the 
Plan area are listed in Appendix A.

Program: Significant Modern-era homes and structures for 
which individual cultural/historic monument status may be sought 
are listed in Appendix B.

Program: Work with the Department of Cultural Affairs and 
community groups to seek historic designation of the Department 
of Water and Power pumphouse on Fletcher Drive, the former 
Queen of Angeles hospital building and other significant sites.

Program: This Plan inventories and identifies all public 
staircases (see informational staircase map labeled Exhibit I) in 
the Plan area and encourages a program for their preservation as 
public resources and for their regular maintenance. This Plan 
also encourages the incorporation of staircases in the larger 
recreational and non-motorized transportation network, as 
described under Policy 14-2.1.
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Program: Endorse the implementation of the Silver Lake 
Reservoir Master Plan, recognizing the Silver Lake Reservoir as 
not only afunctional resource but also as a cultural, aesthetic and 
recreational asset in the community.

Program: Prepare a historic resource survey or other necessary 
studies to establish a Historic Preservation Overlay Zone or other 
Supplemental Use District, as appropriate, to protect the 
neighborhood character and period architecture of the area 
generally bounded by Douglas Street, Elysian Park, the 5 
Freeway, the Glendale Freeway, Glendale Boulevard, Berkeley 
Avenue, Benton Way and Temple Street.

Program: Include Echo Park Lake in future neighborhood 
conservation and preservation efforts with the goal of protecting 
park facilities and significant viewsheds to and from the lake.

Program: Recognize the Plan area’s public murals as a 
distinctive feature of the area and encourage their preservation.
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Silver Lake - Echo Park - Elysian Valley

SUMMARY OF LAND USE

Net Total Total

Category Land Use Corresponding Zones Acres % Area Net

Acres

% Area

RESIDENTIAL

Single Family

Low Residential RS, R1, RD6, RD5 648 100

648 17.9

Multiple Family

Low Medium I R2, RD3, RD4, RZ2.5, RZ3, 
RZ4

643 48.4

1,327 36.6

Low Medium li RD2, RD1.5 527 39.7

Medium R3 157 11.8

COMMERCIAL

Neighborhood Commercial RAS3, C1, C1.5, C2, C4, P 88 37.4

235 6.5

General Commercial RAS3, CR, C1.5, C2, C4, P 55 23.4

Community Commercial RAS3, CR, C2, C4, P 92 39.1

INDUSTRIAL

Commercial Manufacturing CM, P 58 62.4

93 2.6

Limited Industrial M1, MR1, P 5 5.4

Light Industrial M2, MR2, P 30 32.3

OPEN SPACE/PUBLIC FACILITIES 1,322 36.5

Open Space OS, A1 991 75

Public Facilities PF 331 25

TOTAL 3,625 100
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Chapter IV

COORDINATION OPPORTUNITIES FOR 
PUBLIC AGENCIES

PUBLIC WORKS

Chapter IV identifies actions which are recommended to be promoted by 
the City through the appropriate City departments and through other 
agencies including Federal, State, and private sector entities to further the 
goals of the Plan. These are objectives or goals that the Planning 
Department does not have control over, but which involve issues that 
should be identified in the community plan and which help to reinforce the 
intent of the goals and objectives found in Chapter 3.

1. Encourage awareness of the importance of streetscape components 
in the community-wide urban design policies as well as all adopted 
streetscape plans, among the agencies responsible for construction 
and maintenance on public property, especially rights-of-way.

2. Encourage cooperation between public works and utility agencies to 
maximize opportunities for undergrounding utilities.

3. Seek active involvement of those agencies regulating public 
property, especially rights-of-way, in the preparation of specific plans 
or overlay district ordinances to implement this Plan.

4. Coordinate a program for locating and phasing public facilities to 
meet existing and future needs.

5. Coordinate efforts to identify and maintain public staircases in the 
Plan area and to reclaim for public use those public staircases which 
may have been illegally barricaded.

CODE ENFORCEMENT 1. Promote more effective enforcement of all applicable government 
codes regulating the built environment and environmental quality.

2. Assist enforcement agencies in increasing community awareness of 
existing and proposed building, housing, and zoning regulations.

3. Encourage greater inter-agency cooperation in developing zone 
code amendments and other zoning tools to better define roles and 
responsibilities for review and enforcement.

4. Encourage cooperation in updating and disseminating zoning maps 
and data in a timely matter among regulatory agencies to ensure 
that regulations are applied consistently. Incorporate intranet and 
Internet information access models as dissemination tools. 5

5. Provide inter-departmental training opportunities on an on-going
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basis to respond to changing enforcement issues.

RECREATION AND 
PARK FACILITIES AND 
OPEN SPACE

1. The City Department of Recreation and Parks should work with the 
Los Angeles Unified School District to develop a program for shared 
use of school sites for both education and recreation and park 
opportunities.

2. Encourage continuing efforts by County, State and Federal 
agencies to acquire vacant land for publicly owned open space.

3. Ensure that parks are adequately illuminated and secured for safe 
use at night, as appropriate.

4. Coordinate with the Department of Recreation and Parks and the 
Police Department to insure adequate police patrols and “defensible 
space”, where feasible, in the design of recreation and park facilities.

5. Promote the supervision of park activities and enforcement of codes 
restricting illegal activity.

6. Improve utilization and development of recreational facilities at 
existing parks, as needed, and as funds become available.

7. Coordinate with City departments, neighboring cities and County, 
State and Federal agencies to utilize existing public lands such as 
flood control channels, utility easements and Department of Water 
and Power properties for such recreational uses as hiking, biking 
and horseback riding, where possible.

8. Plan and design the expansion of existing facilities and the 
acquisition of new sites to minimize the displacement of housing and 
the relocation of the residents.

9. Target the provision of park and recreation facilities in areas with the 
greatest deficiencies.

10. Pursue resources to clean up and activate land that could safely be 
used for public recreation. 11

11. Encourage the City Department of Recreation and Parks to 
coordinate with community groups, nonprofit organizations and 
public land trusts which increasingly take an active role in the 
identification, clean up, acquisition of parks and open space and the 
implementation of various recreation and open space facilities, open 
space networks and trail systems, particularly as it pertains to 
restoration and development of the Los Angeles Riveras a City wide 
recreational amenity. Organizations active in these efforts are the 
Trust for Public Lands, the Santa Monica Mountains Conservancy, 
Friends of the Los Angeles River, the Mountains Recreation and 
Conservation Authority and Northeast Trees, among others.
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SCHOOLS

LIBRARIES

POLICE PROTECTION

FIRE PROTECTION

HISTORIC
PRESERVATION

1. Encourage the siting of new public schools on large vacant parcels 
as a first alternative, rather than acquiring sites with existing uses 
which may be displaced.

2. Maximize the accessibility of school facilities to neighborhood 
organizations.

3. Encourage the incorporation of schools in mixed-use projects, along 
mixed-use boulevards and transit-rich locations and joint use of 
public facilities and lands where feasible.

1. Seek additional resources to maintain and expand library services 
to satisfy service demands.

2. Develop a Citywide policy for locating non-English language 
permanent collections.

3. Coordinate with the Library Department to conduct a needs 
assessment and identify a site for a branch library in Elysian Valley 
as funding becomes available.

1. Ensure that an adequate number of police stations and properly 
equipped police personnel are maintained by periodically evaluating 
population growth, level-of-service (response time and staffing) and 
police service within the Community.

2. Support and encourage community-based crime prevention efforts 
(such as Neighborhood Watch and Business Improvement District 
patrols) through coordination with existing community-based 
policing, foot and bicycle patrols and watch programs.

3. Identify neighborhoods most in need of police protection facilities.

1. Ensure that an adequate number and type of fire stations and 
properly equipped fire service personnel are maintained by 
periodically evaluating population growth, level-of-service (response 
time and staffing) and fire hazards within the Silver Lake-Echo Park- 
Elysian Valley Community Plan Area.

2. Prioritize the development of fire station sites in neighborhoods 
deficient in fire facilities and services.

1. Assist private owners of historic resources to maintain, enhance and 
conserve their properties.
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2. Work with the Departments of Bui I ding and Safety, Housing, Cultural 
Affairs and others as necessary to educate property owners about 
the appropriate remodel and rehabilitation of significant architecture 
that emphasizes the preservation of character-defining features. 
Given the nature of the housing stock in the Silver Lake-Echo Park- 
Elysian Valley Community Plan Area, conserving wood siding and 
wood -frame windows are of particular concern. The Department of 
City Planning’s Preservation Plan Workbook and the forthcoming 
Angelino Heights Preservation Plan can be used as preservation 
resources for the Plan area’s period architecture.

3. Coordinate with relevant City departments to identify funding sources 
to assist with the expense of remodeling and rehabilitating structures 
in a historically sensitive manner, especially in lower-income 
communities.

4. Coordinate with local community groups, Neighborhood Councils 
and relevant City Departments to develop educational materials for 
property owners on various architectural styles and their defining 
features.

HOUSING 1. Locate housing for senior citizens, the physically challenged and 
low-income persons within reasonable walking distance of health 
and community facilities and services and public transportation.

2. Maintain and preserve the character and integrity of existing 
neighborhoods and encourage participation in self-help preventive 
maintenance to promote neighborhood conservation, beautification 
and rehabilitation.

5. Improve the coordination of public services to support neighborhood 
conservation activities.

6. Ensure that the location of very low, low and moderate income 
housing is equitably distributed throughout the Plan area predicated 
on a fair share basis in relation to other planning areas.

5. Encourage new and alternative housing concepts, building materials 
and construction methods that are compatible with City codes.

7. Allow for the assembly and trade of public land in order to encourage 
new housing in appropriate locations within the Plan area.

8. Ensure that the development of transitional housing and emergency 
shelters is appropriately located. 9

9. Encourage the development of housing types that meet the needs 
of special populations (seniors, physically challenged, etc.) and the 
range of socio-economic backgrounds.
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INDUSTRIAL

UTILITIES

EMPLOYMENT

PUBLIC
TRANSPORTATION

NON-MOTORIZED
TRANSPORTATION

1. Encourage economic revitalization and reuse of older industrial 
properties for light manufacturing industrial uses, especially for high 
technology, research and development and entertainment-related 
industrial manufacturing, through available City, State and Federal 
incentive programs.

2. Assist in the aggregation of smaller, older sites into business park 
style areas, to facilitate revitalization or reuse, where appropriate.

Install utilities underground, with an emphasis on combined cable and 
Internet communications services, through assessment districts, or other 
funding mechanisms, when possible.

1. Encourage businesses to participate in job-training programs for 
local residents.

2. Develop employment opportunities for a wide range of jobs, skills 
and wages.

1. Coordinate with the Los Angeles County Metropolitan Transportation 
Authority (LACMTA), LADOT, and other local agencies to improve 
local bus service, including DASH and Smart Shuttle feeder service 
to and within the Silver Lake-Echo Park-Elysian Valley Community 
Plan Area, especially to rail stations and other transit hubs.

2. Encourage the expansion of public rapid transit programs, including 
bus and rail, and , wherever feasible, enhance the mobility of senior 
citizens, the physically challenged, and low-income persons and 
the transit-dependent population.

3. Develop an intermodal mass transportation plan that links to future 
rail service and regional transportation opportunities.

1. Encourage funding and construction of a bicycle network connecting 
neighborhoods to schools, parks and open space areas and to 
employment and public transit routes, stops, stations and centers.

2. Capitalize on the unique opportunity afforded by the Silver Lake- 
Echo Park-Elysian Valley Community Plan Area to develop a 
functional non-motorized transportation network that links Los 
Angeles River paths with planned bicycle lanes along the Arroyo 
Seco, providing a continuous path between Pasadena and 
Downtown as well as communities and neighboring cities along the 
51-mile stretch of the Los Angeles River.
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NATURAL DISASTER City Government, other governmental agencies, the private sector, 
disaster relief agencies, and the citizens of the City should be encouraged 
to work together to minimize the impacts of a disaster in terms of land 
development practices, providing essential services, preventing 
transportation and communication blockages and to ensure that recovery 
will proceed as expeditiously as possible.
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Chapter V

URBAN DESIGN

The Silver Lake-Echo Park-Elysian Valley Community Plan Area is made 
up of a number of neighborhoods with distinctive characteristics. It is the 
purpose of this Chapter to lay out broad, general policies for individual 
multiple residential, commercial, mixed-use and industrial projects and 
community design elements. This Chapter is divided into two sections. 
The Design Policies section is directed at individual projects on private 
property. The Community Design and Landscaping Guidelines section is 
directed at a community's use of streetscape improvements and 
landscaping in public spaces and rights-of-way.

The Design Policies in this chapter establish the minimum level of design 
that should be observed in multiple residential, commercial and mixed-use 
projects within the Plan Area. They also address design issues for 
parking and landscaping. The general urban design guidelines and 
standards outlined in this chapter should be required by decision-makers 
when reviewing individual projects throughout the Silver Lake-Echo Park- 
Elysian Valley Community Plan Area.

The policies and standards found in this Chapter are and will be 
formalized by ordinance, with the establishment of various proposed 
Supplemental Use Districts authorized by Section 13.00 of the Zoning 
Code, including, Community Design Overlay Districts (CDOs), Pedestrian 
Oriented Districts (PODs), Mixed Use Districts (MUDs) and Commercial 
and Artcraft Overlay Districts.

Goals and Purposes

These design policies and standards are to ensure that residential, 
commercial, industrial and mixed-use projects, public spaces and rights- 
of-way incorporate specific elements of good design. The intent is to 
promote a stable and pleasant environment and improve quality of life.

The Design Policies for commercial corridors emphasize the visual 
continuity of streetscapes and creation of an environment that encourages 
pedestrian and economic activity. The intent is to help establish 
identifiable neighborhoods fostered by commercial settings which 
contribute to the social life and economic vitality of the Silver Lake-Echo 
Park-Elysian Valley Community Plan Area.

The Design Policies for multiple-family residential areas emphasize 
architectural design to enhance quality-of-life, living conditions and 
neighborhood pride of the residents.

In industrial areas, the emphasis is on compatibility with adjacent, non
industrial uses and economically viable industrial development.
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Additionally, specific design guidelines and standards tailored for 
neighborhoods or areas identified for future Supplemental Use Districts 
are contained in this chapter to help guide development and achieve 
articulated goals in the interim while proposed overlay districts are 
developed and adopted.

Overall, the intent of the design guidelines is to promote and enhance 
those features and characteristics that contribute to a neighborhood’s 
character and identity, lend to its uniqueness and historical and cultural 
significance and are thus worth preserving. Neighborhoods that promote 
pedestrian activity offer alternatives to single occupancy vehicle 
transportation which will ultimately enhance livability of individual 
communities and consequently the livability of the city.

They encourage the principles of sustainable development. They provide 
some examples of practical design solutions which help citizens, business 
owners and design professionals to positively contribute to the quality of 
commercial and residential neighborhoods in the Silver Lake-Echo Park- 
Elysian Valley Community Plan Area.

Design Policies for Individual Projects

COMMERCIAL SITE Structures should be oriented toward the main commercial street where
PLANNING a Parce^ 's !°catecl anc* should avoid pedestrian/vehicular conflicts by:

1. Locating parking areas between commercial and residential uses, 
(to provide a buffer).

Parking should be separated from adjacent residential uses by a 
solid wall and/or landscaped setback.

2. Minimizing the number of driveways/curb cuts which provide access 
from Major and Secondary Highways.

3. Maximizing pedestrian-oriented retail and commercial service uses 
along the street grade level frontages on commercial boulevards.

4. Providing street-front pedestrian entrances for businesses which 
front on main commercial streets, with building facades and uses 
designed to promote customer interest, such as outdoor restaurants, 
and inviting public way extensions.

5. Prohibiting driveway openings, or garage or parking lot entries in 
exterior frontage walls of buildings, or between frontage buildings, 
unless the Los Angeles Department of Transportation determines 
that driveways cannot be practically placed elsewhere. 6

6. Encouraging pedestrian-only walkway openings, or entries (require 
at least one ground floor pedestrian entry), in exterior frontage walls 
of buildings, or between buildings fronting onto plazas or courtyards
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with outdoor dining, seating, water features, kiosks, paseo, open air 
vending, or craft display areas.

7. Providing fully landscaped and maintained unused building setback 
areas, and strips between driveways and walkways which allow 
safe and inviting pedestrian access to the rear of properties.

8. Providing speed bumps for driveways which parallel walkways, or 
which are longer than 50 linear feet.

9. Undergrounding new utility service, including Internet services.

10. Screening all mechanical and electrical equipment from public view.

11. Screening all rooftop equipment building appurtenances from public 
view.

12. Enclosing trash areas behind buildings for all projects .

13. Incorporating design elements that enhance safety, including 
lighting, appropriate security devices and exposing common areas 
to view.

Pedestrian-Oriented, Building Height and Design

In Community Centers, Neighborhood Districts and along Mixed- 
Use Boulevards, the mass, proportion and scale of all new buildings 
and remodels should encourage pedestrian orientation.

The design of all proposed projects should be articulated to provide 
variation and visual interest, and should enhance the streetscape 
and preclude opportunities for criminal activity and graffiti.

Building materials should provide visual relief to untreated portions 
of building facades.

The purpose of these provisions is to ensure that a project does not 
result in large sterile expanses of blank building walls, is 
harmonious with the surrounding neighborhood, and creates a 
stable environment with a pleasant and desirable character. This 
will be achieved by the following policies:

1. For building frontages, require the use of offset building 
masses, recessed pedestrian entries, articulations, and 
surface perforations, or porticoes.

2. Require transparent windows (non-reflective, non-tinted glass 
for maximum visibility from sidewalks into building interiors). 3

3. Require recessed doors, entryways or courtyards, decorative 
planters, pedestrian scale murals or public art, mosaic tiles,
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or other means of creating visual interest, to break up long, flat 
building facades and free-standing blank walls greater than 
ten feet wide.

4. Require each new building to have a pedestrian-oriented 
ground floor, and maximize the building area devoted to 
ground level display windows and display cases, store front 
glass, doors, windows and other transparent elements on front 
facades to afford pedestrian views into retail, office, and lobby 
space, and those building surfaces facing rear parking areas.

5. Require each new building to have building frontage on the 
floor immediately above the ground floor to be differentiated 
from the ground floor by, for example, recessed windows, 
balconies, offset planes, awnings, or other architectural 
details, and on buildings with pedestrian walkway openings, 
require, for example, continuity of an architectural feature on 
the facade, to retain continuity of the building wall at the 
ground floor.

6. Provide color, lighting, and surface texture accents and 
complementary building materials to building walls and 
facades, consistent with architectural themes of the 
neighborhood.

7. Maximize the applications of architectural features and 
articulations to building facades.

8. Locate new structures to form common and semi-continuous 
building walls along street frontages and sidewalks of Major 
and Secondary Highways, and Collector Streets.

9. Locate surface and above-grade parking areas to the rear of 
buildings, with access driveways on side streets, or from rear 
streets where project buildings cover the majority of block 
areas.

10. Integrate landscaping within pedestrian-friendly plazas, green 
space, pocket parks, and other open space complements.

11. Require signage suited to the scale and character of the local 
environment.

12. Fast food establishments should incorporate an urban design 
by adhering to the following standards:

a. Post small signs that complement the scale and character 
of the neighborhood

b. Omit drive-through windows
c. Locate parking in the rear
d. Site the building to meet the front property line.
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When possible fast food and other franchise businesses should 
locate in existing structures. When constructing new buildings, they 
should use complementary materials and architectural styles and 
elements that reinforce neighborhood character and identity.

13. Require existing automobile uses requesting discretionary 
action to enclose their operations and storage areas or screen 
them from any adjacent residential uses and from the line of 
sight of commercial corridors.

14. Permit only signs that conform to the pedestrian scale and 
incorporate historic, cultural and architectural features in a 
manner that promotes and reinforces neighborhood character 
and identity.

15. Institute sign controls particularly for banner signs, regulating 
the size, color and number of signs.

16. Encourage a mix of pedestrian-oriented uses and retain uses 
and services that continue to serve the needs of the diverse 
ethnic and demographic groups who currently live and work in 
the community.

17. Require interior security grills or safety glass.

18. Require businesses to enclose trash and storage areas and 
clean and maintain parking lots and storefronts.

19. Preserve areas where the prevailing scale and character is 
oriented to pedestrians and retain uses that contribute to a 
distinct neighborhood character and identity.

20. Preserve existing structures by encouraging their rehabilitation 
and reuse, restoring distinctive architectural elements and 
incorporating complementary architectural styles and design 
elements in new construction.

Parking Structures

Parking structures should be integrated with the design of buildings 
they serve.

1. Design parking structure exteriors to match the style, 
materials, texture, and color of the main building(s).

2. Landscape areas to screen parking structures and areas, 
which are not otherwise architecturally integrated with the 
main building(s). 3

3. Utilize decorative walls and landscaping to buffer adjacent
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residential uses from parking structures.

MIXED-USE PROJECTS

4. Design and site new parking structures in such a way that they
promote commercial uses on the ground floor level.

Surface Parking Landscaping

1. Devote 7% of total area of surface parking lots to landscaping.

2. Provide a landscaped buffer along public streets and/or 
adjacent residential uses.

Light and Glare

1. Install on-site lighting along all pedestrian walkways and 
vehicular access ways.

2. Retail shops shall have well-lit entries with directly accessible 
pedestrian access from the sidewalk, located at frequent 
intervals, with we 11-1 it exterior frontage.

3. Shield and direct on-site lighting down onto driveways and 
walkways, away from adjacent residential uses.

This Plan encourages mixed use in several designated areas identified 
as Neighborhood Districts, Community Centers and Mixed Use 
Boulevards (See Figures 1 and 3). By encouraging mixed use in 
designated commercial areas, the Plan attempts to preserve the character 
and quality of single and multiple family neighborhoods while increasing 
the housing capacity of the Plan area. Generally, mixed-use projects 
should encompass ground-floor commercial space and above-ground 
residential units that meet multiple family open space requirements per 
the City’s Zoning Code and, when feasible, offer public open space, 
plazas or other community gathering space, amenities or facilities. 
Parking should be located in the rear or underground and other 
pedestrian-oriented site planning and building design elements should be 
incorporated. Mixed-use projects located in or along all designated 
Neighborhood Districts, Community Centers and Mixed Use Boulevards 
should incorporate pedestrian friendly design elements (addressed 
above) and additionally conform to the following guidelines:

1. Maximize commercial uses in mixed-use projects by requiring 10% 
of the ground floor commercial development to serve the needs of 
the residential portion of the building.

2. Incorporate commercial uses that stimulate pedestrian activity, 
provide a range of neighborhood-supporting retail and services and 
add to the neighborhood character and identity, 3

3. When being redeveloped, replace auto-oriented strip malls in these
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areas with mixed-use, pedestrian-oriented developments, that take 
advantage of specified discretionary mixed-use Floor Area Ratio 
bonuses.

4. When strip malls are being remodeled, require landscaping of 
parking lots and the incorporation of other pedestrian-friendly 
design features to the extent feasible. Low (3 34 foot) walls with a 
landscape buffer between the sidewalk and the wall should be 
required for lots not built to the lot line and trees should be provided 
in the buffer.

5. Preserve building walls and prohibit blank walls along the 
commercial frontage.

6. Landscape and re-vegetate (using native plants and shrubbery) 
exposed hillsides and maintain retaining walls and landscape as 
appropriate, in areas where topography reveals hillsides and/or 
necessitates retaining walls. Complementary materials, styles and 
heights for retaining walls and fences should be used.

7. Identify and incorporate into rehabilitation projects and new 
construction specific, prevalent architectural styles, features and 
elements to promote and enhance neighborhood identity and 
character.

8. Use streetscape elements to further create identity and sense of 
place. Use street lighting, street trees, street furniture, street 
paving, landscaping and other streetscape elements to unify and 
enhance the identity of boulevards in the Plan area.

9. Provide live/work spaces that meet the demands of the existing and 
growing creative and artistic community.

10. Develop central parking facilities to enhance pedestrian orientation 
and permit parking reductions that will increase the viability of 
mixed-use projects in the area; the possibility of establishing a 
parking fund to construct these centralized parking facilities should 
be explored.

11. Retain solid building walls, require pedestrian entrances and 
transparent facades that lend to pedestrian orientation.

12. Design projects to conform to the natural topography to the extent 
feasible on sloping properties.

MULTIPLE FAMILY Site Planning
RESIDENTIAL

Where feasible, Multiple Family Residential development of five or 
more units should be designed around a landscaped focal point or 
courtyard to serve as an amenity for residents.

Silver Lake-Echo Park-Elysian Valley Community Plan
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1. Provide a pedestrian entrance at the front of each project.

2. Require useable open space for outdoor activities, especially 
for children.

Design

The design of all buildings should be of a quality and character that 
improves community appearance by avoiding excessive variety or 
monotonous repetition. Achievement of this can be accomplished 
via the following:

1. Encourage the use of articulations, recesses, surface 
perforations and/or porticoes to break up long, flat building 
facades.

2. Design projects to conform to the natural topography, in 
hillside areas, to the extent feasible.

3. Utilize complementary building materials and building facades.

4. Incorporate variation in design to provide definition for each 
floor.

5. Integrate building fixtures, awnings, and security fences and 
gates, into the design of building(s).

6. Screen all roof-top equipment and building appurtenances 
from view.

7. Encourage decorative walls and landscaping to buffer 
residential uses from parking structures.

8. Enclose trash areas.

Parking Structures

Parking structures should be integrated with the design of buildings 
they serve.

1. Design parking structure exteriors to match the style, 
materials, texture, and color of the main building.

2. Landscape to screen parking structures not architecturally 
integrated with the main building(s).

3. Use decorative walls and/or landscaping to buffer residential 
uses from parking structures. 4

4. Maximizing complementary commercial uses on the ground 
floor in mixed-use projects.
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Rehabilitation and Remodeling

INDUSTRIAL

Promote rehabilitation and remodeling that is sensitive and
appropriate to the architectural style of the subject structure.

1. Rehabilitation and remodeling of existing structures should be 
done in a manner that is in character with and preserves the 
character-defining features of the architectural style.

2. Wood siding and wood-frame windows should be preserved 
whenever they exist in a structure that is being remodeled.

3. Stucco should not be used to cover wood siding and/or other 
character-defining features of period or historically significant 
architecture.

4. Smooth stucco only should be used on structures where 
stucco was the original exterior building material (i.e. Spanish 
and Mediterranean architecture).

Structures

Attractive buffers should be created along street frontages of 
industrial sites, to serve such purposes as security, sound 
attenuation, the separation of functional areas, and the screening of 
unsightly nuisances or unpleasant odors:

1. Design the site and building(s) to convey visual interest and to
be visually compatible with adjacent uses. 2 3 4 5 6 7

2. Treat large expanses of blank walls and tilt-up concrete walls 
visible from the public right-or-ways with contrasting 
complementary colors, building plane variation, planters, and 
other landscape elements to create visual interest.

3. Screen mechanical and electrical equipment from public view.

4. Screen all rooftop equipment and building appurtenances from 
public view.

5. Require the enclosure of trash areas for all projects.

6. Screen open delivery and storage areas from public view.

7. Require freestanding walls to use articulations, surface 
perforations or other design elements, and to include plantings 
of vines or tall shrubs or trees along exterior faces, to relieve 
long monotonous expanses and to discourage graffiti.
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INDUSTRIAL/ 
RESIDENTIAL 
INTERFACE AREAS

8. Use landscaping to screen parking and delivery areas from 
roadways, and to screen storage areas, trash containers and 
utility equipment from public view.

9. Locate loading and delivery facilities at the rear of industrial 
sites, or alternately, in areas where they can function 
efficiently yet be screened from the street or adjacent non
industrial uses by a decorative wall or landscaping.

10. Provide on-site parking in areas which do not interfere with 
other site activities, and which are screened from public view 
by landscaping, berms, fencing and/or walls.

11. Require on-site parking for new and/or expanded industrial 
sites, including additional space for trucks awaiting loading or 
unloading, to prevent the use of public sidewalks and streets 
for such purposes.

Lighting

Integrate exterior lighting with site design, directing exterior lighting
down and onto the project site and locate flood lights so as not to
impact adjacent residential uses.

In order to mitigate potential negative impacts generated by industrial 
uses when they are located adjacent to residentially zoned 
neighborhoods, new development should incorporate the following design 
guidelines.

Loading Areas

1. New and existing (when expanding, upgrading facilities, etc.) 
industrial uses that are located across a Local Street, or 
Collector Street from a residentially zoned area shall locate 
their loading areas to the rear portion of the lot, and shall be 
separated from the street by the industrial building. When the 
former is not feasible, the loading area should be visually 
shielded from the line of sight of adjacent residential uses by 
a decorative wall or landscaping buffer.

2. New development adjacent to residentially zoned areas 
should be designed to restrict loading, unloading, and storage 
of materials and products on the project site and on the street 
frontage farthest from residentially zoned properties.

Walls/Landscaping

1. Where vehicle parking, loading, or storage for industrial 
development is located within 50 feet of a public street, which 
separates the industrial and residential zones, a minimum 3- 
foot, 6-inch high, solid decorative masonry wall in a front yard;
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or, a minimum 5-foot, 9-inch high solid decorative masonry 
wall in a side or rear yard should be provided . A minimum 5- 
foot wide landscaped setback buffer with an automatic 
sprinkler system should be located in front of said wall, along 
the street frontage.

2. Industrial development located on a Local Street or a Collector 
Street directly across from a residentially zoned or developed 
neighborhood should have a minimum 5-foot wide landscaped 
setback along any portion of the frontage not required for 
driveways, facing the residential use. Said landscaping 
should contain a minimum of one 24-inch box tree for every 20 
linear feet of frontage (with a minimum trunk diameter of 2 
inches, at a height of 8 feet, at the time of planting, and 
installed with an automatic sprinkler system).

3. On any other interior property line which separates an 
industrial use from an adjacent residential zone or use, a 
minimum 5-foot, 9-inch high solid decorative masonry wall 
should be provided.

Architectural Guidelines

1. Industrial development located on a Local Street or a Collector 
Street across from or with a lot line adjoining a residentially 
zoned or developed area should have outdoor, on-site lighting 
designed and installed with shielding, such that the light 
source is directed down and away from adjacent residential 
properties.

2. Industrial development on Local Streets or Collector Streets 
which also front onto residentially zoned or developed areas 
should be designed with articulated facades facing the 
residential areas (for example, facades that have architectural 
details, wall breaks, or other architectural features which 
provide at least 5 linear feet of relief to a minimum depth of 8 
inches for every 20 feet of the building wall).

3. Industrial development adjacent to residentially zoned or 
developed areas shall be designed with no window openings 
facing residential properties, and with a minimum 5-foot, 9- 
inch high, solid decorative masonry wall adjacent to these 
properties if no such wall exists. There should be no window 
openings higher than the adjacent wall. 4

4. All exhaust fans and exterior or rooftop mechanical equipment 
should be enclosed using sound-absorbing materials and 
screening materials incorporated into the design of the project. 
Such equipment should be setback as far as possible from the 
property lines of adjacent residential properties.
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5. Support and promote reuse of underused or vacant industrial 
land and structures for industrial uses and more flexible 
live/work space for artisan, creative/professional, high 
technology businesses.

Hours of Operation

1. Regulate business hours of operation.

2. Work with the Department of Transportation to Regulate truck 
traffic that serves industry both by allowing truck traffic only on 
essential streets and by regulating their hours of operation.

Community Design and Landscaping Guidelines

In addition to the establishment of Design Standards for individual 
projects, improvements to the streetscape and landscaping of public 
spaces, roadway medians, and other rights-of-way play an important part 
in creating an attractive and orderly public realm and contribute to the 
overall urban aesthetic of a community. It is the intent of this section to 
establish a set of guidelines that will serve to improve the environment, 
both aesthetically and physically, as opportunities in the Silver Lake-Echo 
Park-Elysian Valley Community Plan Area occur which involve public 
improvements or other public and/or private projects that affect public 
spaces and rights-of-way.

A sense of entry and identity should be created for the Silver Lake-Echo 
Park-Elysian Valley Community, and for individual commercial areas and 
neighborhoods within the Silver Lake-Echo Park-Elysian Valley 
Community Plan Area, particularly where individual commercial areas and 
neighborhoods include distinctive cultural elements, historical origins, or 
ethnic characteristics or themes.

The Silver Lake-Echo Park-Elysian Valley Community and its individual 
commercial areas and neighborhoods should be featured as unique and 
distinguishable from adjacent communities. Cohesive visual identities 
should be developed for individual commercial areas at entry points at 
major intersections. Street trees are an important element in bringing 
visual cohesiveness to an area and contributing to the aesthetic quality. 
Consistent use of appropriate street trees provide shade during hot 
summer months and soften aspects of solid urban design and 
development. Street trees additionally emphasize sidewalk activity by 
separating vehicle and pedestrian traffic and create an area wide identity 
which distinguishes individual commercial areas and neighborhoodsfrom 
each other.

ENTRYWAY Provide improvements along principal streets and at major identified
IMPROVEMENTS intersections and edges which clearly distinguish these locations as major

streetscapes and entries. Such improvements may include elements
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STREETSCAPE

STREET TREES

such as signage, landscaping, vertical pylons, public art and/or other 
distinctive treatments.

1. Provide for coordinated streetscape design at identified entries to 
the Plan Area that includes street lighting, street furniture, and 
sidewalk/crosswalk improvements in the public rights-of-way.

2. Establish a comprehensive streetscape and landscape 
improvement program for identified corridors and districts that will 
set standards for the selection and installation of, but not be limited 
to, the following:

a. Street trees
b. Street lighting
c. Streetscape elements such as sidewalk/crosswalk paving, 

street furniture.
d. Public signage
e. Public art

3. Identify locations for, and develop landscaped median strips on 
commercial streets provided there is adequate roadway, non- 
congested traffic flow, site access and the appropriate street cross
section.

4. Public utility and telecommunications equipment should be sited to 
minimize their visibility in the landscape by:

a. Developing a systematic schedule for undergrounding utilities 
and upgrading remaining power and telephone poles.

b. Locating telecommunications equipment to minimize its 
visibility on rooftops and providing screening if it cannot be 
otherwise shielded from view.

1. Select species which:

a. Enhance the pedestrian character, and convey a distinctive 
high quality visual image for the streets.

b. Are drought-and smog tolerant, fire resistant, and complement 
existing street trees.

c. Do not damage existing infrastructure.

2. Establish a hierarchy for street trees which shall include:

a. Major Accent Trees

These trees should be located at entry locations, intersections, and
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activity centers.

STREET FURNITURE

STREET LIGHTING

b. Street T rees

Select specific species to be the common tree for the street 
frontages. A single flowering species may be selected for all 
residential neighborhoods and commercial districts or different 
species selected to distinguish one neighborhood, district, or street 
from another. In residential neighborhoods the trees should be full, 
to provide shade and color. In commercial districts, the trees should 
provide shade, but be more transparent to promote views of store 
fronts and signs.

c. Ornamental or Special Plantings

At special areas along the street frontages, such as linkages to 
pedestrian walkways and plazas and outdoor dining areas, 
ornamental trees providing shade and color should be utilized to 
emphasize and focus attention to those places.

Provide for the installation of street trees along public sidewalks 
defining the types and spacing in accordance with a Street Tree 
Master Plan.

Install street furniture that encourages pedestrian activity or physical and 
visual access to buildings and which is aesthetically pleasing, functional 
and comfortable. Street furniture may include such elements as bus and 
pedestrian benches, bus shelters, kiosks, trash receptacles, newspaper 
racks, bicycle racks, public telephones, landscaped planters, drinking 
fountains, and bollards. Priority should be given to pedestrian-oriented 
areas.

Establish street lighting standards for commercial districts which provide 
elements of design and compatibility with street furniture and building 
facades.

1. Install new street lights in commercial districts which are attractively 
designed, and compatible with facades and other street furniture, to 
provide adequate visibility, security, and a festive nighttime 
environment.

2. Establish a consistent street lighting type utilizing a light standard 
that is compatible with the overall street furniture and 
graphic/signage program, 3

3. Any new street lighting or pedestrian lighting system built in the 
public right-of-way must be designed to currently adopted City 
standards. Equipment must be tested and approved by the Bureau 
of Street Lighting. If so desired, all efforts should be made to 
accommodate the re-introduction of authentic historic street lights 
and other fixtures.
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SIDEWALKS/PAVING

SIGNAGE

PUBLIC OPEN SPACE 
AND PLAZAS

4. New lighting systems will be designed to minimize glare and "light 
trespass”.

5. No new or replacement street tree should be planted closer than 20 
feet from an existing or proposed streetlight. Exceptions will be 
considered by the Bureau of Street Lighting after reviewing mature 
tree characteristics.

6. All new or replacement lighting systems require due process. Street 
lighting is installed through the formation of special assessment 
districts. Where any increase in special assessment is anticipated, 
public hearings are required.

7. Ornamental or historic poles can not be removed without the prior 
approval of the City’s Cultural Affairs Commission.

1. Re-pave existing sidewalks in pedestrian-oriented areas, with brick 
pavers, concrete, or other safe, non-slip materials to create a 
distinctive pedestrian environment.

2. Along some Collector Streets or Local Streets, develop sidewalk 
pull-out areas near intersections, where they do not adversely 
impact traffic flow, bus service or safety, by extending the sidewalk 
outto the width of a parking stall, to accommodate additional limited 
landscaping and street furniture and reduce the crosswalk width.

1. Throughout Commercial areas in the Silver Lake -Echo Park 
Community Plan Area, require consistent design for all commercial 
signage, which prescribes numbers, sizes, and locations of signs on 
buildings, fixture types, lettering, colors, symbols, lighting, motion 
elements, and logos designed for specific areas or pathways. 
Require all signs to relate harmoniously to the building they 
reference.

2. Provide distinctive signage which identifies principal entries to 
unique neighborhoods, cultural centers, ethnically identifiable areas, 
historic structures and districts, and public buildings and parks.

3. Ensure that public signage complements, and does not detract from 
adjacent commercial and residential uses.

4. Require signage which uniquely identifies and enhances 
designated historic sites and districts.

5. Require principle identification signs to be in English, or alternatively 
to include additional informational sub-titles in English.

Establish public open space standards that will guide the design of new
public plazas and open spaces. These standards should include the
following:
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1. The siting of open space to maximize pedestrian accessibility and 
circulation.

2. Solar exposure or protection.

3. Adjacent to pedestrian routes and other open spaces.

4. Appropriate landscape materials.

Silver Lake Reservoir Master Plan Design Guidelines

The Silver Lake Reservoir Master Plan is a long-range planning tool for 
the reservoir and environs that aims to expand the recreational 
opportunities around the reservoir, enhance pedestrian amenities and 
safety and preserve the reservoir as an aesthetic resource in the 
community. It envisions incorporating the reservoir into a larger 
streetscape and capital improvement project that enhances and 
strengthens sense of community and identity through gateways and 
unifying streetscape elements. The plan, which was funded by the 
Department of Water and Power, resulted from community efforts to 
preserve the Silver Lake and Ivanhoe Reservoirs as open reservoirs. The 
board of the Department of Water and Power approved the plan in 
December 2000. The recommended improvements are estimated to cost 
approximately $12 million and are phased to allow opportunity to identify 
funds for the plan’s implementation. Following are some of the main 
recommendations and guidelines outlined in the plan:

1. Install and maintain a landscape buffer between the public street 
and a planned continuous running/walking path should consist of 
low shrubs and street trees to maintain views and whenever 
possible use drought tolerant species such as those suggested in 
the Silver Lake Reservoir Master Plan.

2. Establish gateways to the open space resources around the 
reservoir that provide seating options, interpretive information and 
drinking fountains.

3. While still being used for water operations, use hardware such as 
the gates that control access to the limited-access grounds of the 
reservoirto reinforce community history and identity by inviting local 
artists to create designs that tie in unifying themes in design 
elements around the reservoir.

4. Encourage regular maintenance of fences as well as trimming and 
pruning of overgrown shrubs and trees to preserve views. 5 * * *

5. To further preserve views, encourage the use of smaller native
trees and shrubs and space larger trees to prevent the formation of
a solid wall of foliage and use species that are more narrow and
columnar in character and do not create a hedge effect.
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6. Preserve, as prescribed by the Master Plan, existing trees in the 
eucalyptus grove, the Recreation and Parks area, the olive grove 
and the knoll.

7. Tree plantings in parkways should consist of low plantings that are 
dense, evergreen and low maintenance.

8. Implement Master Plan recommendations including the planting of 
canopy street trees along commercial streets with single story 
buildings. Generally encourage streetscape enhancements that 
includes street trees, paved surfaces, street furniture banner 
programs and light fixtures as recommended by the plan.

9. Implement recommendations for each of Silver Lake’s distinct 
commercial districts as envisioned by the Plan, the identified 
Rowena District, Silver Lake Village District and the Glendale 
Boulevard District and their respective gateways as identified in the 
Community Context, Cultural Resource and Urban Design chapter 
(Section VII of the Master Plan) and illustrated in the “Community 
Connections/Context” drawing in Section X of the Master Plan (11" 
x 17" Drawings and Diagrams).

10. Develop and enhance gateways to the community such as the 
bridge overpass at Sunset and Silver Lake Boulevards and other 
entry points to the community.

11. Ensure that streetscape and other design improvements comply 
with Silver Lake Boulevard’s Scenic Highway designation, including 
the prohibitions on signs and the undergrounding or screening of 
utilities. 12

12. Sustainable design practices should be employed whenever 
possible including the use of drought-tolerant plantings, use of 
recycled materials and use of lighting with low-energy requirements.
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Silver Lake-Echo Park-Elvsian Valley
APPENDIX A

DESIGNATED HISTORIC-CULTURAL MONUMENTS

8 Sep 21, 1962 Foy House 1337-1341 1/2 Carroll Ave.

48 April 26, 1967 Chavez Ravine Arboretum Elysian Park

51 May 10, 1967 Residence 1300 Carroll Ave.

52 May 24, 1967 Residence 1300 Carroll Ave.

73 Feb 3, 1971 Residence 1329 Carroll Ave.

74 Feb 3, 1971 Residence 1345 Carroll Ave.

75 Feb 3, 1971 Residence 1355 Carroll Ave.

76 Feb 3, 1971 Residence 1316 Carroll Ave.

77 Feb 3, 1971 Residence 1320 Carroll Ave.

78 Feb 3, 1971 Residence 1324 Carroll Ave.

79 Feb 3, 1971 Residence 1344 Carroll Ave.

109 Jan 3, 1973 Residence 1314-1320 Keliam Ave.

109 Jan 3, 1973 Residence 1325 Carroll Ave.

110 Jan 17, 1973 Los Angeles Policy Academy Rock 
Garden

1880 N. Academy Dr.

124 Apr 3, 1974 Tierman House 2323 Micheltorena St.

166 Nov 3, 1976 Carriage House 1411-1417 Keliam Ave.

176 Jul 13, 1977 Residence 1310-1316 Keliam Ave.

176 Jul 13, 1977 Residence 1321 Carroll Ave.

189 May 3, 1978 Residence 1407 Carroll Ave.

190 May 3, 1978 Residence and Carriage House 1411 Carroll Ave.

191 May 3, 1978 Residence 1441-1443 y2 Carroll Ave.

206 Jan 3, 1979 Residence 724 E. Edgeware Rd.

207 Jan 17, 1979 Residence 1334 Keliam Ave.

215 Jun 6, 1979 Bob’s Market 1222-1234 Bellevue Ave.

216 Jun 6, 1979 Residence 915-917 Douglas St.

217 Jun 6, 1979 Residence 1101 Douglas St.

217 Jun 6, 1979 Residence 874-886 W. Kensington Rd.

218 Jun 6, 1979 Residence 945 E. Edgeware Rd.
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219 Jun 6, 1979 Residence 1239-1247 Boston St.

220 Jun 6, 1979 Residence 1343 Keliam Ave.

221 Jun 6, 1979 Residence and Carriage House 1347-1349 Keliam Ave.

222 Jun 6, 1979 Residence 1405-1411 Keliam Ave.

223 Jun 20, 1979 Residence 822-826 E. Kensington Rd.

236 Apr 9, 1981 Sunset Blvd. Bridge 
(crossing over Silver Lake Blvd.)

Silver Lake Blvd.

256 Nov 5, 1982 Mack Sennett Studios 1712 Glendale Blvd.

256 Nov 5, 1982 Mack Sennett Studios 2110 Aaron St.

257 Nov 5, 1982 Residence 817-821 N. Glendale Blvd.

266 Jun 10, 1983 Collins Residence 890-892 W. Kensington Rd.

321 May 20, 1987 Eastlake Inn 1093 W. Edgeware Rd.

321 May 20, 1987 Eastlake Inn 1442 Keliam Ave.

322 Fletcher Drive Bridge over the LA River Fletcher Drive and the LA River

337 Jan 12, 1988 Engine Company No. 56 2838 Rowena Ave.

391 Oct 4, 1988 Canfield-Moreno Estate 1923 Micheltorena St.

399 Nov 29, 1988 Bates House 1415 Carroll Ave.

422 Mar 31, 1989 Silverlake and Ivanhoe Reservoir Armstrong Ave.

422 Mar 31, 1989 Silverlake and Ivanhoe Reservoir Silver Lake Blvd.

422 Mar 31, 1989 Silverlake and Ivanhoe Reservoir West Silverlake Dr.

504 Oct 9, 1990 Barlow Sanitarium 1300 Scott Ave.

504 Oct 9, 1990 Barlow Sanitarium 2000 Stadium Way

605 Nov 1, 1994 Old Fire Station #6 534 E. Edgeware Rd.

640 Mar 18, 1997 Richard & Dion Neutra VDL Research 
House

2300 Silver Lake Blvd.

652 Sep 18, 1998 Jensens Recreation Center and electric 
Roof Sign

1799 W. Sunset Blvd.

676 Apr 25, 2000 Neutra Office Building 2379 N. Glendale Blvd.

699 Sep 20, 2000 August House 1644 N. Maltman Ave.

704 Oct 23, 2001 John R. Hunt House 2055 N. West Silver Lake Dr.

770 Red Car Trestle Footings Fletcher and Riverside Drives

2323 Residence 1300 Carroll Ave.
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2323 Residence 1310-1316 Keliam Ave.

2323 Residence 1314-1320 Keliam Ave.

2323 Residence 1316 Carroll Ave.

2323 Residence 1320 Carroll Ave.

2323 Residence 1321 Carroll Ave.

2323 Residence 1324 Carroll Ave.

2323 Residence 1325 Carroll Ave.

2323 Residence 1329 Carroll Ave.

2323 Residence 1330 Carroll Ave.

2323 Residence 1344 Carroll Ave.

2323 Residence 1345 Carroll Ave.

2323 Residence 1355 Carroll Ave.

2323 Apr 22, 1976 Foy House 1335-1341 Carroll Ave.

2504 Jul 22, 1987 Garbutt House 1809 Apex Ave.
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Silver Lake-Echo Park-EIvsian Valiev 
APPENDIX B

ARCHITECTURALLY SIGNIFICANT STRUCTURES

Silver Lake: Modern-Era Structures

1. Holy Virgin Mary Russian Orthodox Gregory Ain; Visscher Boyd, collaborator,
Cathedral, 658 Micheltorena St., 1928. 1938-39. ^

2. McIntosh House, 1317 Maltman Ave., 15. Orans House, 2404 Micheltorena St.,
Richard Neutra, 1939.

16.
Gregory Ain, 1941.
Van Patten House, 2320 Moreno Dr., R.

3. Landa Apartment Building, Southeast 
Corner o Griffith Park Blvd. and Landa St.,

M. Schindler, 1934-35.

R. M. Schindler, 1938 and 1941. 17. Wilson House, 2090 Redcliff St., R. M. 
Schindler, 1938.

4. Bubeshko Apartment Building,
Southeast corner of Griffith Park Blvd. and 18. Hopmans House, 1727 n. Dillon st.,
Lyric Ave., R. M. Schindler, 1938-41. Harwell H. Harris, 1951.

5. CDLT 1,2 House, 1955 Cedar Lodge 19. Lipetz House, 1843 Dillon St., Raphael S
Terrace, Michael Rotundi, 1987-92. Soriano, 1935.

6. Falk Apartments, Northeast corner of
Lucile and Carnation Aves., R. M.

20. House, 1824 San Jacinto St., circa 1930.

Schindler, 1939. 21. Droste House, 2025 Kenilworth Ave. R. 
M. Schindler, 1940.

7. Manola Court (Sachs) Apartment
Building, 1811-1813 Edgecliff Dr., R. M. 22. Walker House, 2100 Kenilworth Ave., R.
Schindler, 1926-40. M. Schindler, 1936.

8. Westby House, 1805 Maltman Ave., R. 23. Hansen House, 2305 W. Silver Lake
M. Schindler, 1938. Blvd., Harwell H. Harris, 1951.

9. Daniels House, 1856 Micheltorena St., 24. Kenngott-Brossmer Design Studio
Gregory Ain, 1939. Building, 2840 Rowena Ave., Carl 

Maston, 1968.
10. Lautner House, 2007 Micheltorena St.,

John Lautner, 1939. 25. Avenel Housing, 2839 Avenel St., Ain, 
Johnson and Day, 1948.

11. “Silvertop” House and Garden, 2138 
Micheltorena St., John Lautner, 1957. 26. Conrad’s Drive-In (now Astro’s), 

Southeast corner of Glendale Blvd. and
12. Olive House, 2236 Micheltorena St., R. Fletcher Dr., Louis Armet and Eldon

M. Schindler, 1933. Davis, 1958.

13. Alexander House, 2265 Micheltorena St., 27. Hawk House, 2421 Silver Ridge Ave.,
Harwell H. Harris, 1941. Harwell H. Harris, 1939.

14. Tierman House, 2323 Micheltorena St., 28. Howe House, 2422 Silver Ridge Ave., R.
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M. Schindler, 1925.

29. Duplexes, 2378-2390 Silver Ridge Ave.,
A. E. Morris, 1958-62.

30. Sabsay House, 2351 Silver Ridge Ave.,
J. R. Davidson, 1940.

31. Duplexes, 2330-2350 Silver Ridge Ave.,
A. E. Morris, 1964.

32. Bungalow Court, Glendale Blvd. at Loma 
Vista Place, 1926.

33. House, 2384 Loa Vista PI., circa 1965.

34. Eltinge House, 2327 Fargo St., Pierpont 
and Walter Davis, 1921.

35. Presley House, 2114 Fargo St., Gordon 
Drake, 1946.

36. Neutra House, 2300 E. Silver Lake Blvd., 
Richard J. Neutra and Dion Neutra, 1964.

37 “Colony” of Neutra Houses, Intersection 
of Earl St. with Silver Lake Blvd. and 
Argent Place, Richard J. Neutra, and Dion 
Neutra.
• Yew House, 2226 E. Silver Lake 

Blvd., 1957.
• Kambara House, 2232 E Silver 

Lake Blvd., 1960.
• Inadomi House, 2238 E. Silver Lake 

Blvd. 1960.
• Sokol House, 2242 E. Silver Lake 

Blvd., 1948.
• Treweek House, 2250 E. Silver 

Lake Blvd., 1948.
• Reunion House, 2240 Earl St.,

1949.
• Flavin House, 2218 Argent PI.,

1958.
• Ohara House, 2210 Argent PI.,

1961.
• Akai House, 2200 Argent PI., 1961.

38. Silverview Condominiums, 2330 Duane 
St., EDC, Inc. Architects (Walter Abronson 
and Ko Kiyohara), 1983.

39. Koblick House, 1816-1818 Silverwood 
Terrace, Richard J. Neutra, 1937.

40. Walther House, 1742 Silverwood 
Terrace, Harwell H. Harris, 1937.

41. Feldman House, 1607 Angelus Ave., 
Gregory Ain, 1953.

42. Silverwood Duplex, 1611 Silverwood 
Terrace, A. E. Morris, 1965.

43. Three Houses, 1530-11536 Easterly 
terrace and 2808 W. Effie St., William 
Kesling, 1935-38.

44. McAlmon House, 2717-2721 Waverly 
Drive, R.M. Schindler, 1935-36.

45. Residence, 2717-2721 Waverly Drive, 
R.M. Schindler.

Echo Park

46. Ross House, 2123 Valentine St., Raphael 
Soriano, 1938.

47. Southhall House, 1855 Park Dr., R.M. 
Schindler, 1938.

48. Atwater Bungalows, 1431 & 1433 Avon 
ParkTer., Robert Stacy-Judd, 1931.

49. Los Palos Apartments, 1650 Echo Park 
Ave., 1928.

50. Angelus Temple, 1100 Glendale Blvd., 
AF. Leicht, 1925.

51. Fellowship Park House, 2311 Fellowship 
Parkway, Harwell Hamilton Harris, 1935.

52. McAllister Manor, 1422 Echo Park Ave., 
Nathan Black, 1932.

53. Echo Park Clubhouse, 1004 Echo Park 
Ave., Sumner P. Hunt, 1908.

54. Echo Park Boathouse, 731 Echo Park 
Ave., Carl McEIvy, 1932.

Silver Lake-Echo Park-Elysian Valley Community Plan
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55. Echo Park Recreation Center, 1632
Bellevue Ave., Allied Architects, 1925.

Primary Source: Los Angeles: An Architectural 
Guide, Gehbart & Winter

P:\DIVISION\Commplan\PlnBk-PA\pdfCP Format\Silver Lake-Echo Park-Ely.sian Valley.pdf 
December 16, 2004
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April 21,2005

All Interested Parties:

RAS INTERPRETATION TO COMMUNITY PLAN FOOTNOTES 
DIRECTOR’S INTERPRETATION

Attached is a copy of the Department of City Planning’s interpretation of Ordinance 174,999, effective 
January 15,2003, which established the RAS Zones. This published interpretation becomes final and 
effective 20-days from the date of this communication unless an appeal to the City Planning Commission 
is filed within this time period. Appeals shall be filed in duplicate on forms provided at any of the 
following public offices of the Department of City Planning, along with the required filing fee:

Planning Department - Public Counter San Fernando Valley Office
201 North Figueroa Street, 3rd Floor 6262 Van Nuys Boulevard
Los Angeles, CA 90012 Van Nuys, C A 91401
Phone: (213) 482-7077 Phone: (818) 374-5050

If you have any questions regarding this case, please contact Jane Blumenfeld at (213) 978-1372 of
myself at (213) 978-1274.

Sincerely,

CON HOWE
Director of Planning

ROBERT H. SUTTON
Deputy Director

CH/RHS:hkt

Attachment

cc: Council Planning Deputies
Ray Chan, Building and Safety Department 
David Kabashima, Department of City Planning 
Jane Blumenfeld, Department of City Planning

AN EQUAL. EMPLOYMENT OPPORTUNITY - AFFIRMATIVE ACTION EMPLOYER «ffwiswmactfe)***
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April 21,2005

RAS RELATIONSHIP TO COMMUNITY PLAN FOOTNOTES 
DIRECTOR’S INTERPRETATION

All Interested Parties:

SUBJECT:

Inquiries have been made regarding potential conflicts between Footnotes on the Community 
Plans and the RAS 3 and RAS 4 (hereafter referred to as RAS) Zones.

BACKGROUND:

The Residential/Accessory Services Zones (RAS) allow a greater floor area than commercial 
zones and greater height than otherwise allowed in height district 1VL.

“An example is:
Where a traditional C2-1 VL with a Commercial plan designation is limited to a 1.5:1 
FAR and a 45 height limit, the RAS 3-1VL and RAS 4-1 VL shall not exceed a 3:1 FAR 
and 50 feet in height in accordance with the LAMC 12.10.5, 12.11.5 and 12,21.1.”

The Community Plans as recommend by the City Planning Commission and adopted by City 
Council are a general guide to development for the community and city as a whole. Rarely do the 
Community Plans specify special planning rights or restrictions for particular parcels.

Some community plan maps contain footnotes regarding height and floor area. Footnotes appear on 
the map legend next to the commercial land use categories or in some cases on specific properties 
or areas. The footnotes that are attached to the commercial land use categories generally relate in 
a broad-brushed manner to all areas of the plan designated for that particular use. Typically such 
footnotes are not site specific, and as such, do not relate to specific locations, blocks, or parcels 
within the community plan area.

“An example of such a footnote which appears in most Community Plans reads:
Footnote 1: ‘Height District 1VL’
This means all properties within the commercial land use category that have this footnote are 
limited to an FAR of 1.5:1 with a 45-foot height limit.”

DISCUSSION:

When the City Council adopted the RAS Zones in 2002, their purpose was to promote mixed use 
development in the city’s commercial zones, particularly in the commercial corridors which provide 
the greatest access to transit. In their adoption of the RAS Zones, the City Council recognized that



the additional floor area and height allowed by the RAS zones are necessary to make such primarily 
residential projects viable. However to protect the integrity of the Community Plans, the Council 
limited the residential density permitted in the RAS 3 and RAS 4 Zones to correspond to the 
residential densities permitted in the R3 and R4 Zones, respectively. Thus, they permitted RAS 3 
and RAS 4 Zones in Plans that permit R4 and higher zoning but only permitted the RAS 3 Zone 
(and not RAS 4) in Plans that previously had R3 as the highest zoning category.

In one particular plan, the Plain Footnote on a Neighborhood Commercial area states:

“Floor Area Ratio 1:1

In this specific situation it cannot be the intent of Council to allow a 3:1 FAR since they knowingly 
restricted the property to a 1:1 FAR.

INTERPRETATION:

It is hereby interpreted that the RAS Zones can exceed a Community Plan Footnote when that 
footnote is general in nature and generally refers to all parcels under that plan category. Where there 
is a specific footnote that refers to (a) specific parcel(s) that is more restrictive, the RAS Zone would 
not be permitted without a corresponding Plan Amendment.
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East Los Angeles Area Planning Commission
200 N. Spring Street, Room 532, Los Angeles, California 90012-4801, (213) 978-1300

wvyrw.lacity.org/PLN/index.htm

Determination Mailing Date: JAN 2 2 201S

CASE NO.: AA-2015-0777-PMLA-SL-1A

CEQA: ENV-2015-0778-MND
Location: 1324 Quintero Street 
Council District: 13
Plan Area: Silver Lake-Echo Park-Elysian Valley 
Zone: RD1.5-1VL 
District Map: 139.5A211

Applicant: Noah Omstein
LOF Partners, LLC

Appellant: Patrick N. Sherman

At its meeting on January 13, 2016, the following actions were taken by the East Los Angeles Area 
Planning Commission:

1. Denied the appeal.
2. Sustained the decision of the Deputy Advisory Agency for the approval of four (4) small lots in 

conjunction with the development of four small lot homes, pursuant to LAMC Section 17.53 and 
Ordinance No. 176364;

3. Adopted the Conditions of Approval;
4. Adopted the Advisory Agency’s Findings;
5. Adopted Mitigated Negative Declaration No. ENV-2015-0778-MND, pursuant to CEQA Guidelines 

Section 15074, and the associated Mitigation Monitoring Program;
6. Advised 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;

7. Advised the applicant that pursuant to State Fish and Game Code Section 711.4 a Fish and Game 
Fee is now required to be submitted to the County Clerk prior to or concurrent with the 
Environmental Notice of Determination (NOD) filing.

Fiscal Impact Statement: There is no General Fund impact as administrative costs are recovered through 
fees,

This action was taken by the following vote:

Moved: Commissioner Stein
Seconded: Commissioner Alarcon
Ayes: Commissioner Choi
Absent: Commissioners Arellano and Diel

Vote: 3 - 0

Effective Date/Appeals: Appeal Status:
Effective upon mailing of this notice Not further appealable to City Council

East Los Angeles Area Planning Commission



Case No. AA-2015-0777-PMLA-1A PAGE
1324 Quintero Street

2

If you seek judicial review of any decision of the City pursuant to California Code of Civil Procedure 
Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than the 
90th day following the date on which the City's decision became final pursuant to California Code of 
Civil Procedure Section 1094.6. There may be other time limits which also affect your ability to seek 
judicial review.

Attachments: Determination Letter dated November 24, 2015 including Conditions of Approval and 
Findings

c: Notification List 
Jane Choi
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Decision Date: November 24, 2015

Appeal Period Ends: December 9, 2015

Noah Ornstein (A)(0)(R) RE:
LOF Partners 
3530 Carnation Avenue 
Los Angeles, CA 90026

Randall A. Greenwood (E)
Pacific Coast Civil, Inc.
30141 Agoura Road, Suite 200 
Agoura Hills, CA 91301

Parcel Map No. AA-2015-777-PMLA 
Address: 1324 Quintero Street 
Related Case: N/A
Planning Area: Silver Lake - Echo Park - 
Elysian Valley 
Zone : RD1.5-1VL
D. M. : 139-5A211 
C. D. :13
CEQA : ENV-2015-778-MND

In accordance with provisions of Los Angeles Municipal Code (LAMC) Sections 17.53 
and 12.22-C.27, the Advisory Agency approved Parcel Map No. AA-2015-777-PMLA-SL, 
located at 1324 Quintero Street for a maximum of four (4) Small Lots for the purposes 
of a Small Lot Subdivision as shown on map stamp-dated February 24, 2015 in the Silver 
Lake - Echo Park - Elysian Valley Community Plan. This unit density is based on the 
RD1.5-1VL Zone. (The subdivider is hereby advised that the LAMC may not permit this 
maximum approved density. Therefore, verification should be obtained from the 
Department of Building and Safety, which will legally interpret the Zoning Code as it 
applies to this particular property.) For an appointment with the Public Counter call (213) 
482-7077. The Advisory Agency's approval is subject to the following conditions:

NOTE on clearing conditions. When two or more agencies must clear a condition, subdivider should follow 
the sequence indicated in the condition. For the benefit of the applicant, subdivider shall maintain record 
of all conditions cleared, including all material supporting clearances and be prepared to present copies of 
the clearances to each reviewing agency as may be required by its staff at the time of its review.

http://pliinning.laccty.org
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BUREAU OF ENGINEERING - SPECIFIC CONDITIONS

1. That the final map show proposed parcels as Parcels "A”, "B”, “C” and “D” in lieu 
of Parcels 1,2, 3 and 4 respectively.

2. That Board of Public Works approval be obtained, prior to the recordation of the 
final map, for the removal of any tree in the existing or proposed public right-of- 
way area. The Bureau of Street Services. Urban Forestry Division, is the lead 
agency for obtaining Board of Public Works approval for removal of such trees.

3. That if necessary and for street address purposes, if this parcel map approved as 
“Small Lot Subdivision", then all the common access area to this subdivision be 
named on the final map.

4. That if this parcel map is approved as small lot subdivision, then the final map be 
labeled as “Small Lot Subdivision per Ordinance 176354”.

5. That any necessary public sanitary sewer easement with sufficient width be 
dedicated within the common access area on the final map based on an alignment 
approved by the Central Engineering District Office.

6. That if necessary and for street address purposes, the owners of the property 
record an agreement satisfactory to the City Engineer that they will provide name 
signs for the common access driveways.

7. That any fee deficit under Work Order No, EXP00120 expediting this project be 
paid.

8. That the following improvements be either constructed prior to recordation of the 
final map or that the construction be suitably guaranteed:

a. Improve Quintero Street adjoining the subdivision by the construction of the 
following:

i. A concrete curb, a concrete gutter, a 5-foot wide concrete sidewalk 
in a 12-foot wide border, planting trees and landscaping of the 
parkway area, and if the existing trees are preserved, trim the 
existing trees as necessary.

ii. Suitable surfacing to join the existing pavement and to complete an 
18-foot wide half roadway. iii.

iii. Any necessary removal and reconstruction of the existing 
improvements.

iv. The necessary transitions to join the existing improvements.

b. Construct the necessary mainline sewer in the provided sewer easement, 
including house connections to serve each parcel, or any other arrangement
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acceptable to the Central Engineering District Office.

Note:
Any questions regarding this report should be directed to Ray Saidi of the 
Land Development Group, located at 201 North Figueroa Street, Suite 200, 
or by calling (213)202-3492.

DEPARTMENT OF BUILDING AND SAFETY, GRADING DIVISION

9. The Parcel Map AA-2015-777-PMLA and the referenced reports dated July 31,
2015, and February 10, 2015, are acceptable, provided the following conditions
are complied with during site development:

(Note: Numbers in parenthesis () refer to applicable sections of the 2014 City of
LA Building Code. P/BC numbers refer the applicable Information Bulletin.
Information Bulletins can be accessed on the internet at LADBS.ORG.)

a. Conformance with the Zoning Code Section 12.21 C8, which limits the 
heights and number of retaining walls, will be determined during structural 
plan check.

b. The geologist and soils engineer shall review and approve the detailed 
plans prior to issuance of any permits. This approval shall be by signature 
on the plans which clearly indicates that the geologist and soils engineer 
have reviewed the plans prepared by the design engineer and that the plans 
include the recommendations contained in their reports. (7006.1)

c. All recommendations of the reports by GeoSoils Consultants, Inc. dated 
02/10/2015 and 07/31/2015 signed by Karen L. Miller, GE 2257, and Lance 
R. Putnam, CEG 2469, which in addition to or more restrictive than the 
conditions contained herein shall also be incorporated into the plans for the 
project. (7006.1)

d. A copy of the subject and appropriate referenced reports and this approval 
letter shall be attached to the District Office and field set of plans. Submit 
one copy of the above reports to the Building Department Plan Checker 
prior to issuance of the permit. (7006.1)

e. A grading permit shall be obtained for all structural fill and retaining wall 
backfill. (106.1.2)

f. All man-made fill shall be compacted to a minimum 90 percent of the 
maximum dry density of the fill material per the latest version of ASTM D 
1557. Where cohesionless soil having less than 15 percent finer than 0.005 
millimeters is used for fill, it shall be compacted to a minimum of95 percent 
relative compaction based on maximum dry density (DI556). Placement of 
gravel in lieu of compacted fill is allowed only if complying with Section 
91.7011.3 of the Code. (7011.3)
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g. If import soils are used, no footings shall be poured until the soils engineer 
has submitted a compaction report containing in-place shear test data and 
settlement data to the Grading Division of the Department, and obtained 
approval. (7008.2)

h. Existing uncertified fill shall not be used for support off-footings, concrete 
slabs or new fill. (1809.2)

i. Drainage in conformance with the provisions of the Code shall be 
maintained during and subsequent to construction. (70 13.12)

j. Grading shall be scheduled for completion prior to the start of the rainy 
season, or detailed temporary erosion control plans shall be filed in a 
manner satisfactory to the Grading Division of the Department and the 
Department of Public Works, Bureau of Engineering, B-Permit Section, for 
any grading work in excess of 200 cu yd. (7007.1)

201 N. Figueroa Street 3rd Floor, LA (213) 482-7045

k. All loose foundation excavation material shall be removed prior to 
commencement of framing. Slopes disturbed by construction activities shall 
be restored. (7005.3)

l. The applicant is advised that the approval of this report does not waive the 
requirements for excavations contained in the State Construction Safety 
Orders enforced by the State Division of Industrial Safety. (3301.1)

m. Unsurcharged temporary excavations over 4 feet shall be trimmed back at 
a gradient not exceeding 1:1, as recommended.

n. A-B-C slot-cut method may be used for unsurcharged temporary 
excavations with each slot not exceeding II feet in height and not exceeding 
10 feet in width, as recommended. The soils engineer shall verify in the field 
if the existing earth materials are stable in the slot cut excavation. Each slot 
shall be inspected by the soils engineer and approved in writing prior to any 
worker access.

o. All building foundations shall derive entire support from competent bedrock, 
as recommended and approved by the geologist and soils engineer by 
inspection.

p. The proposed residential structures shall be supported on drilled-pile 
foundations penetrating the fill and extended into competent bedrock, as 
recommended. Retaining walls shall be supported on conventional 
foundations bearing on competent bedrock, as recommended.

q. The proposed friction piles shall be founded a minimum of 5 feet into 
competent bedrock, as recommended.
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r. A minimum of 3 feet of the existing fill shall be removed and recompacted, 
as recommended.

s. Foundations adjacent to a descending slope steeper than 3:1 (H:V) in 
gradient shall be a minimum distance of one-third the vertical height of the 
slope but need not exceed 40 feet measured horizontally from the footing 
bottom to the face of the slope (1808.7.2).

t. Buildings adjacent to ascending slopes steeper than 3:1 (H:V) in gradient 
shall be set back from the toe of the slope a level distance equal to one-half 
the vertical height of the slope, but need not exceed 15 feet (1808,7.1)

u. Pile caisson and/or isolated foundation ties are required by Code Sections 
1809.13 and/or 1810.3.13. Exceptions and modification to this requirement 
are provided in Information Bulletin P/BC 2014-030.

v. Pile and/or caisson shafts shall be designed for a lateral load of 1,000 
pounds per linear foot of shaft exposed to fill, soil and weathered bedrock. 
(P/BC 2014-050)

w. When water over 3 inches in depth is present in drilled pile holes, a concrete 
mix with a strength of 1,000 p.s.i. over the design p.s.i. shall be tremied from 
the bottom up; an admixture that reduces the problem of segregation of 
paste/aggregates and dilution of paste shall be included. (1808.8.3)

x. All slab on grade on uncertified fill shall be designed as a structural slab. 
(7011.3)

y. The seismic design shall be based on a Site Class D as recommended. All 
other seismic design parameters shall be reviewed by LADBS building plan 
check.

z. Retaining walls up to 12 feet in height and with a level backfill shall be 
designed for the minimum EFP's specified on page 18 of the February 10, 
2015, referenced report. All surcharge loads shall be incorporated into the 
design.

aa. Retaining walls higher than 6 feet shall be designed for lateral earth 
pressure due to earthquake motions as specified on page 3 of the July 31. 
2015, referenced report (1803.5.12).

bb. Proposed retaining walls shall be provided with a minimum of 1-foot of 
freeboard to control pad drainage, as recommended.

cc. The recommended equivalent fluid pressure (EFP) for the proposed 
retaining wall shall apply from the top of the freeboard to the bottom of the 
wall footing.

dd. All retaining walls shall be provided with a standard surface backdrain
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system and all drainage shall be conducted to the street in an acceptable 
manner and in a non-erosive device. (70 13.11)

ee. With the exception of retaining walls designed for hydrostatic pressure, all 
retaining walls shall be provided with a subdrain system to prevent possible 
hydrostatic pressure behind the wall. Prior to issuance of any permit, the 
retaining wall subdrain system recommended in the soil report shall be 
incorporated into the foundation plan which shall be reviewed and approved 
by the soils engineer of record. (1805.4)

ff. Installation of the subdrain system shall be inspected and approved by the 
soils engineer of record and the City grading/building inspector. (I08.9)

gg. Basement walls and floors shall be waterproofed/damp-proofed with an L.A. 
City approved "Below-grade" waterproofing/damp-proofing material with a 
research report number. (104.2.6)

hh. Prefabricated drainage composites (Miradrain) (Geotextiles) may be only 
used in addition to traditionally accepted methods of draining retained earth.

ii. All roof and pad drainage shall be conducted to the street in an acceptable 
manner. (7013.10)

jj. All concentrated drainage shall be conducted in an approved device and 
disposed of in a manner approved by the LADBS. (7013.10)

kk. Any recommendations prepared by the geologist and/or the soils engineer 
for correction of geological hazards found during grading shall be submitted 
to the Grading Division of the Department for approval prior to utilization in 
the field. (7008.3)

II. The geologist and soils engineer shall inspect all excavations to determine 
that conditions anticipated in the report have been encountered and to 
provide recommendations for the correction of hazards found during 
grading. (7008 & 1705.6)

mm. All friction pile or caisson drilling and installation shall be performed under 
the inspection and approval of the geologist and soils engineer. The 
geologist shall indicate the distance that friction piles or caissons penetrate 
into competent bedrock in a written field memorandum. (1803.5.5,1704.9)

nn. Prior to the pouring of concrete, a representative of the consulting soils 
engineer shall inspect and approve the footing excavations. He/She shall 
post a notice on the job site for the LADBS Building Inspector and the 
Contractor stating that the work so inspected meets the conditions of the 
report, but that no concrete shall be poured until the City Building Inspector 
has also inspected and approved the footing excavations. A written 
certification to this effect shall be filed with the Grading Division of the 
Department upon completion of the work. (108.9 & 7008.2)
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oo. Prior to excavation, an initial inspection shall be called with LADES 
Inspector at which time sequence of construction, ABC slot cuts, pile 
installation, protection fences and dust and traffic control will be scheduled. 
(108.9.1)

pp. Installation of slot cutting excavations and/or pile installation shall be 
performed under the inspection and approval of the soils engineer and 
deputy grading inspector. (1705.6)

qq. Prior to the placing of compacted fill, a representative of the soils engineer 
shall inspect and approve the bottom excavations. He/She shall post a 
notice on the job site for the City Grading Inspector and the Contractor 
stating that the soil inspected meets the conditions of the report, but that no 
fill shall be placed until the LADBS Grading Inspector has also inspected 
and approved the bottom excavations. A written certification to this effect 
shall be included in the final compaction report filed with the Grading 
Division of the Department. All fill shall be placed under the inspection and 
approval of the soils engineer. A compaction report together with the 
approved soil report and Department approval letter shall be submitted to 
the Grading Division of the Department upon completion of the compaction. 
In addition, an Engineer's Certificate of Compliance with the legal 
description as indicated in the grading permit and the permit number shall 
be included. (7011.3)

rr. No footing/slab shall be poured until the compaction report is submitted and 
approved by the Grading Division of the Department.

DEPARTMENT OF BUILDING AND SAFETY, ZONING DIVISION

10. Prior to recordation of the final map, the Department of Building and Safety, Zoning
Division shall certify that no Building or Zoning Code violations exist on the subject
site. In addition, the following items shall be satisfied:

a. Obtain permits for the demolition or removal of all existing structures on the 
site. Accessory structures and uses are not permitted to remain on lots 
without a main structure or use. Provide copies of the demolition permits 
and signed inspection cards to show completion of the demolition work.

b. Show street dedication as required by Bureau of Engineering and provide 
net lot area after all dedication. "Area” requirements shall be re-checked as 
per net lot area after street dedications. Front yard requirement shall be 
required to comply with current code as measured from new property line 
after dedication.

c. The Map does not comply with the minimum 15 ft. front yard setback for 
Parcel 1 fronting (facing) along Quintero Street as required for the RD1.5- 
1VL Zone. Revise the Map to show compliance with the above requirement
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or obtain written approval from the Department of City Planning Advisory 
Agency to allow the reduced setback as indicated in the Setback Matrix.

d. Resubmit the map to provide and maintain a minimum 20 ft. common 
access strip open to the sky all the way to the public street for frontage and 
driveway access purposes for Parcels 2, 3, and 4. No projection is allowed 
in the required common access strip. Revise the Map to show compliance 
with the above requirement or obtain approval from the Department of City 
Planning to allow any projection into the required 20 ft. minimum wide 
access strip all the public street.

Notes:

The site is within the Designate Hillside Area and compliance with Section
12.21 A.17 LAMC might be required.

The proposed building plans have not been checked for and shall comply 
with Building and Zoning Code requirements for Small Lot Subdivision.

The proposed buildings may not comply with City of Los Angeles Building 
Code requirements concerning exterior wall, protection of openings and exit 
requirements with respect to the proposed and existing property lines. 
Compliance shall be to the satisfactory of LADBS at the time of plan check.

Backup space for parking space with less than 26’-8” shall provide sufficient 
garage door opening width to comply with the current Zoning Code 
requirement.

An appointment is required for the issuance of a clearance letter from the 
Department of Building and Safety. The applicant is asked to contact Laura 
Duong at (213) 482-0434 to schedule an appointment.

DEPARTMENT OF TRANSPORTATION

11. Prior to recordation of the final map, satisfactory arrangements shall be made with 
the Department of Transportation to assure:

a. A minimum 20-foor reservoir space between the future property line and 
any security gate is required or to the satisfaction of the Department of 
Transportation (DOT).

b. A parking area and driveway plan must be submitted to the Citywide 
Planning Coordination Section of DOT 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. All driveways should be Case 2 driveways and 30 feet 
and 16 feet wide and one-way operations, respectively, or to the satisfaction 
of DOT.
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Note:

Please contact this section at (213) 972-8473 for any questions regarding 
the above.

FIRE DEPARTMENT

12. Prior to the recordation of the final map, a suitable arrangement shall be made 
satisfactory to the Fire Department, binding the subdivider and all successors to 
the following:

a. All structures should be fully sprinklered.

b. Access for Fire Department apparatus and personnel to and into all structures 
shall be required.

Note:

The applicant is further advised that all subsequent contact regarding these 
conditions must be with the Hydrant and Access Unit. This would include 
clarification, verification of condition compliance and plans or building 
permit applications, etc., and shall be accomplished BY APPOINTMENT 
ONLY, in order to assure that you receive service with a minimum amount 
of waiting please call (213) 482-6509. You should advise any consultant 
representing you of this requirement as well.

DEPARTMENT OF WATER AND POWER

13. Satisfactory arrangements shall be made with the Los Angeles Department of 
Water and Power (LADWP) for compliance with LADWP’s Water System Rules 
and requirements. Upon compliance with these conditions and requirements, 
LADWP's Water Services Organization will forward the necessary clearances to 
the Bureau of Engineering.

Questions should be directed to the Los Angeles Department of Water and Power, 
Water Distribution Engineering, P.O. Box 51111, Room 1425, Los Angeles, 
California 90051-5700 or (213) 367-1120.

BUREAU OF STREET LIGHTING

14. Prior to the recordation of the final map or issuance of the Certificate of Occupancy 
(C of O). 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. 15

15. Construct new street light: one (1) on Quintero.
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BUREAU OF SANITATION

16. Satisfactory arrangements shall be made with the Bureau of Sanitation, 
Wastewater Collection Systems Division for compliance with its sewer system 
review and requirements. Upon compliance with its conditions and requirements, 
the Bureau of Sanitation, Wastewater Collection Systems Division will forward the 
necessary clearances to the Bureau of Engineering.

INFORMATION TECHNOLOGY AGENCY

17. That satisfactory arrangements be made in accordance with the requirements of 
the Information Technology Agency to assure that cable television facilities will be 
installed in the same manner as other required improvements. Refer to the LAMC 
Section 17.05-N. Written evidence of such arrangements must be submitted to 
the Information Technology Agency, 200 North Main Street, 12th Floor, Los 
Angeles, CA 90012, 213 922-8363.

DEPARTMENT OF RECREATION AND PARKS

18. That the Quimby fee be based on the RD1.5-1VL Zone.

URBAN FORESTRY DIVISION AND THE DEPARTMENT OF CITY PLANNING

19. Prior to the issuance of a grading permit, The applicant shall submit a Tree Report 
and a landscape plan prepared by a Tree Expert, as required by LAMC Ordinance 
No. 177,404, for approval by the City Planning Department and the Urban Forestry 
Division, Bureau of Street Services. The Tree Report shall contain the Tree 
Expert's recommendations for the preservation for as many desirable (eight inches 
diameter or greater) trees as possible and shall provide species, health and 
condition of all trees with locations plotted on a site survey. An on-site 1:1 tree 
replacement shall be required for the unavoidable loss of any desirable on-site 
trees.

20. The Developer shall plant a maximum of (2) 24-inch box Jacaranda (Jacaranda 
mimosifolia) trees in the public right of way. If there are any trees that do not fit in 
the parkway, the remainder trees shall be delivered to the Urban Forestry Division 
nursery. The actual number and location of new trees shall be determined at time 
of tree planting. The contractor shall notify the Urban Forestry Division at 213
847-3077 five working days prior to constructing the sidewalk for the marking of 
the tree(s) locations and species.

Note:
Removal of Protected Trees requires the Board of Public Works approval. 
Contact Urban Forestry Division at 213-847-3077 for tree removal permit 
information.

Removal of all trees in the public right-of-way shall require approval of the 
Board of Public Works. Contact: Urban Forestry Division at: (213) 485-5675.
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Failure to comply with this condition as written shall require the filing of a 
modification to this tract map in order to clear the condition.

DEPARTMENT OF CITY PLANNING- SITE SPECIFIC CONDITIONS

Approvals conducted at 201 North Figueroa Street, 4,h Floor unless otherwise indicated.

21. Prior to the recordation of the final map, the subdivider shall prepare and execute 
a Covenant and Agreement (Planning Department General Form CP-6770) in a 
manner satisfactory to the Planning Department, binding the subdivider and all 
successors to the following:

a. The use and development of the property shall be in substantial 
conformance with the plans submitted with the application and marked 
Exhibit "A", except as may be revised as a result of this action.

b. Limit the proposed development to a maximum of four (4) small lot homes.

c. Provide a minimum of two (2) covered off-street parking spaces per dwelling 
unit.

d. That prior to issuance of a certificate of occupancy, a minimum 6-foot-high 
slumpstone or decorative masonry wall shall be constructed adjacent to 
neighboring residences, if no such wall already exists, except in required 
front yard.

e. That the subdivider considers the use of natural gas and/or solar energy 
and consults with the Department of Water and Power and Southern 
California Gas Company regarding feasible energy conservation measures.

f. Note to City Zoning Engineer and Plan Check. The Advisory Agency 
has approved the following variations from the LAMC as it applies to this 
subdivision and the proposed development on the site. Approved 
Variations as follows:

Approved Variations as follows: 22

Setbacks
Parcel Front (W) Side (N) Side (S) Rear(E)

A 10-0" 9’-1" io'-r 3’-3"
B 3’-3” 9'-1” io'-r 3’-3”
C 3’-3” 9’-r 10'-1" 3’-3"
D 3’-3” 9’-r io'-r 5-0"

22. Small Lot Standards

a. The common access driveway shall have a minimum width of 16 feet all the
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way to the public street for driveway access purposes. A minimum of 10- 
feet shall be open to the sky.

b. A Certificate of Occupancy (temporary or final) for the building(s) in Parcel 
Map No. AA-2015-777-PMLA-SL shall not be issued until after the final map 
has been recorded.

c. A utility easement with a minimum width of 5 feet shall be maintained open 
to the sky.

d. Trash and recycling receptacles shall be located out of the public right-of- 
way and individual bins shall be stored privately in garages. Trash 
collections shall be coordinated and signed off satisfactory to the Bureau of 
Sanitation.

e. A Maintenance Agreement shall be signed by all property owners to 
maintain all common areas such as trees, landscaping, trash, parking, 
community driveway, walkways, monthly service for private fire hydrant (if 
required), etc. Each owner and future property owners shall automatically 
become part of the agreement and shall be subject to a proportionate share 
of the maintenance. The Maintenance Agreement shall be recorded as a 
Covenant and Agreement to run with the land. The subdivider shall submit 
a copy of this Agreement, once recorded to the Planning Department for 
placement in the tract file.

f. No vehicular gates shall be permitted within the development

g. Copies of all recorded Covenant and Agreement(s) for all reciprocal private 
easements shall be submitted to the Planning Department for placement in 
the parcel map file.

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

24. INDEMNIFICATION AND REIMBURSEMENT OF LITIGATION COSTS.

Applicant shall do all of the following:

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

b. Reimburse the City for any and all costs incurred in defense of an action 
related to or arising out of the City’s processing and approval of the
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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 includes actions, as defined herein, alleging failure to comply with 
any federal, state or local law.
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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.

DEPARTMENT OF CITY PLANNING-ENVIRONMENTAL MITIGATION MEASURES

25. Prior to the recordation of the final map, the subdivider shall prepare and execute 
a Covenant and Agreement (Planning Department General Form CP-6770) in a 
manner satisfactory to the Planning Department, binding the subdivider and all 
successors to the following:

MM-1. Aesthetics (Light) Outdoor lighting shall be designed and installed with 
shielding, such that the light source cannot be seen from adjacent 
residential properties, the public right-of-way, nor from above.

MM-2. Increased Noise Levels (Demolition, Grading, and Construction 
Activities) 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. Demolition and construction activities shall be scheduled so 
as to avoid operating several pieces of equipment simultaneously, which 
causes high noise levels. The project contractor shall use power 
construction equipment with state-of-the-art noise shielding and muffling 
devices.

MM-3. Transportation (Haul Route) The developer shall install appropriate 
traffic signs around the site to ensure pedestrian and vehicle safety.

(b) (Hillside and Subdivisions): Projects involving the import/export of 
1,000 cubic yards or more of dirt shall obtain haul route approval by 
the Department of Building and Safety.

(c) (Hillside Projects): All haul route hours shall be limited to off-peak 
hours as determined by Board of Building and Safety 
Commissioners.

(i) The Department of Transportation shall recommend to the 
Building and Safety Commission Office the appropriate size of 
trucks allowed for hauling, best route of travel, the appropriate 
number of flag people.

(ii) The Department of Building and Safety shall stagger haul 
trucks based upon a specific area's capacity, as determined by 
the Department of Transportation, and the amount of soil 
proposed to be hauled to minimize cumulative traffic and 
congestion impacts. (iii)

(iii) The applicant shall be limited to no more than two trucks at any 
given time within the site's staging area.
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(iv) There shall be no staging of hauling trucks on any streets 
adjacent to the project, unless specifically approved as a 
condition of an approved haul route.

(v) No hauling shall be done before 9 a.m. or after 3 p.m.

(vi) Trucks shall be spaced so as to discourage a convoy effect.

(vii) On substandard hillside streets, only one hauling truck shall be 
allowed on the street at any time.

(viii) There shall be no hauling on weekends and City Holidays.

(ix) A minimum of two flag persons are required. One flag person 
is required at the entrance to the project site and one flag 
person at the next intersection along the haul route.

(x) Truck crossing signs are required within 300 feet of the exit of 
the project site in each direction.

(xi) The owner or contractor shall keep the construction area 
sufficiently dampened to control dust caused by grading and 
hauling, and at all times shall provide reasonable control of 
dust caused by wind.

(xii) Loads shall be secured by trimming and watering or may be 
covered to prevent the spilling or blowing of the earth material.

(xiii) Trucks and loads are to be cleaned at the export site to prevent 
blowing dirt and spilling of loose earth.

(xiv) No person shall perform grading within areas designated 
"hillside" unless a copy of the permit is in the possession of a 
responsible person and available at the site for display upon 
request.

(xv) A log documenting the dates of hauling and the number of trips 
(i.e. trucks) per day shall be available on the job site at all 
times.

(xvi) The applicant shall identify a construction manager and 
provide a telephone number for any inquiries or complaints 
from residents regarding construction activities. The telephone 
number shall be posted at the site readily visible to any 
interested party during site preparation, grading and 
construction.
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MM-4. Inadequate Emergency Access (Hillside Streets - Construction 
Activities) No parking shall be permitted on the street during Red Flag 
Days in compliance with the "Los Angeles Fire Department Red Flag No 
Parking" program. All demolition and construction materials shall be 
stored on-site and not within the public right-of-way during demolition, 
hauling, and construction operations.

MM-5. Transportation/Traffic. Applicant shall plan construction and 
construction staging as to maintain pedestrian access on adjacent 
sidewalks throughout all construction phases. This requires the 
applicant to maintain adequate and safe pedestrian protection, including 
physical separation (including utilization of barriers such as K-Rails or 
scaffolding, etc.) from work space and vehicular traffic and overhead 
protection, due to sidewalk closure or blockage, at all times.

(a) Temporary pedestrian facilities should be adjacent to the project site 
and provide safe, accessible routes that replicate as nearly as 
practical the most desirable characteristics of the existing facility.

(b) Covered walkways shall be provided where pedestrians are exposed 
to potential injury from falling objects.

(c) Applicant shall keep sidewalk open during construction until only 
when it is absolutely required to close or block sidewalk for 
construction staging. Sidewalk shall be reopened as soon as 
reasonably feasible taking construction and construction staging into 
account.

26. Construction Mitigation Conditions - Prior to the issuance of a grading or 
building permit, or the recordation of the final map, the subdivider shall prepare 
and execute a Covenant and Agreement (Planning Department General Form CP- 
6770) in a manner satisfactory to the Planning Department, binding the subdivider 
and all successors to the following:

CM-1. Aesthetics (Signage on Construction Barriers)

(a) The applicant shall affix or paint a plainly visible sign, on publically 
accessible portions of the construction barriers, with the following 
language: “POST NO BILLS”. Such language shall appear at 
intervals of no less than 25 feet along the length of the publically 
accessible portions of the barrier.

(b) The applicant shall be responsible for maintaining the visibility of the 
required signage and for maintaining the construction barrier free 
and clear of any unauthorized signs within 48 hours.

CM-2. Air Pollution (Demolition, Grading, and Construction Activities)
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(a) All unpaved demolition and construction areas shall be wetted at 
least twice daily during excavation and construction, and temporary 
dust covers shall be used to reduce dust emissions and meet 
SCAQMD District Rule 403. Wetting could reduce fugitive dust by as 
much as 50 percent.

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

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

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

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

(f) General contractors shall maintain and operate construction 
equipment so as to minimize exhaust emissions. Trucks having no 
current hauling activity shall not idle but be turned off.

CM-3. Seismic. The design and construction of the project shall conform to the 
California Building Code seismic standards as approved by the 
Department of Building and Safety.

CM-4. Erosion/Grading/Short-Term Construction Impact. The applicant shall 
provide a staked signage at the site with a minimum of 3-inch lettering 
containing contact information for the Senior Street Use Inspector 
(Department of Public Works), the Senior Grading Inspector (LADBS) 
and the hauling or general contractor. Chapter IX, Division 70 of the Los 
Angeles Municipal Code addresses grading, excavations, and fills. All 
grading activities require grading permits from the Department of 
Building and Safety. Additional provisions are required for grading 
activities within Hillside areas. The application of BMPs includes but is 
not limited to the following mitigation measures:

(a) Excavation and grading activities shall be scheduled during dry 
weather periods. If grading occurs during the rainy season (October 
15 through April 1), diversion dikes shall be constructed to channel 
runoff around the site. Channels shall be lined with grass or 
roughened pavement to reduce runoff velocity.

(b) Stockpiles, excavated, and exposed soil shall be covered with 
secured tarps, plastic sheeting, erosion control fabrics, or treated 
with a bio-degradable soil stabilizer.
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CM-5.

CM-6.

CM-7.

CM-8.

CM-9.

CM-10.

CM-11.

Geotechnical Report. Prior to the issuance of grading or building 
permits, the applicant shall submit a geotechnical report, prepared by a 
registered civil engineer or certified engineering geologist, to the 
Department of Building and Safety, for review and approval. The 
geotechnical report shall assess potential consequences of any soil 
strength loss, estimation of settlement, lateral movement or reduction in 
foundation soil-bearing capacity, and discuss mitigation measures that 
may include building design consideration. Building design 
considerations shall include, but are not limited to: ground stabilization, 
selection of appropriate foundation type and depths, selection of 
appropriate structural systems to accommodate anticipated 
displacements or any combination of these measures. The project shall 
comply with the conditions contained within the Department of Building 
and Safety’s Geology and Soils Report Approval Letter for the proposed 
project, and as it may be subsequently amended or modified.

Asbestos. Prior to the issuance of any permit for the demolition or 
alteration of the existing structure(s), the applicant shall provide a letter 
to the Department of Building and Safety from a qualified asbestos 
abatement consultant indicating that no Asbestos-Containing Materials 
(ACM) are present in the building. If ACMs are found to be present, it 
will need to be abated in compliance with the South Coast Air Quality 
Management District's Rule 1403 as well as all other applicable State 
and Federal rules and regulations.

Lead Paint, Prior to issuance of any permit for the demolition or 
alteration of the existing structure(s), a lead-based paint survey shall be 
performed to the written satisfaction of the Department of Building and 
Safety. Should lead-based paint materials be identified, standard 
handling and disposal practices shall be implemented pursuant to OSHA 
regulations.

The project shall comply with the City of Los Angeles Noise Ordinance 
No. 144,331 and 161,574, and any subsequent ordinances, which 
prohibit the emission or creation of noise beyond certain levels at 
adjacent uses unless technically infeasible.

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.

Demolition and construction activities shall be scheduled so as to avoid 
operating several pieces of equipment simultaneously, which causes 
high noise levels. The project contractor shall use power construction 
equipment with state-of-the-art noise shielding and muffling devices.

Fences shall be constructed around the site to minimize trespassing, 
vandalism, short-cut attractions and attractive nuisances.



PARCEL MAP NO. AA-2015-777-PMLA-SL PAGE 19

CM-12. The developer shall install appropriate traffic signs around the site to 
ensure pedestrian and vehicle safety.

CM-13. There shall be no staging or parking of construction vehicles, including 
vehicles to transport workers on any of the streets adjacent to the 
school,

CM-14. Due to noise impacts on the schools, no construction vehicles or haul 
trucks shall be staged or idled on these streets during school hours.

CM-15. Prior to the issuance of any demolition or construction permit, the 
applicant shall provide a copy of the receipt or contract from a waste 
disposal company providing services to the project, specifying recycled 
waste service(s), to the satisfaction of the Department of Building and 
Safety. The demolition and construction contractors) shall only contract 
for waste disposal services with a company that recycles demolition 
and/or construction-related wastes.

CM-16. To facilitate on-site separation and recycling of demolition- and 
construction-related wastes, the contractors) shall provide temporary 
waste separation bins on-site during demolition and construction. These 
bins shall be emptied and the contents recycled accordingly as a part of 
the project’s regular solid waste disposal program.

FINDINGS OF FACT (CEQA)

The Department of City Planning issued Mitigated Negative Declaration No. ENV-2015- 
778-MND on October 1, 2015. The Department found that potential negative impact 
could occur from the project's implementation due to:

Aesthetics (visual character, light, glare);
Noise (construction);
Transportation (Haul Route, Emergency Access).

The Deputy Advisory Agency adopts Mitigated Negative Declaration No. ENV-2015-778- 
MND, which reflects the independent judgment of the lead agency and determined that 
this project would not have a significant effect upon the environment provided the 
potential impacts identified above are mitigated to a less than significant level through 
implementation of Condition Nos. 25 and 26 of the Parcel Map’s approval. Other identified 
potential impacts not mitigated by these conditions are mandatorily subject to existing 
City ordinances, (Sewer Ordinance, Grading Ordinance, Flood Plain Management 
Specific Plan, Landscape Ordinance, Stormwater Ordinance, etc.) which are specifically 
intended to mitigate such potential impacts on all projects.

The project site, as well as the surrounding area are presently developed with structures 
and do not provide a natural habitat for either fish or wildlife.
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In accordance with Section 21081.6 of the Public Resources Code (AB 3180), the Deputy 
Advisory Agency has assured that the above identified mitigation measures will be 
implemented by adopting the attached Mitigation Monitoring Program of ENV-2015-778- 
MND. The custodian of the documents or other material which constitute the record of 
proceedings upon which the Advisory Agency's decision is based are located with the 
City of Los Angeles, Planning Department, 200 North Spring Street, Room 750, Los 
Angeles, CA 90012.

FINDINGS OF FACT (SUBDIVISION MAP ACT)

In connection with the approval of Preliminary Parcel Map No. AA-2015-777-PMLA-SL, 
the Advisory Agency of the City of Los Angeles, pursuant to Sections 66473.1,66474.60, 
.61 and .63 of the State of California Government Code (the Subdivision Map Act), makes 
the prescribed findings as follows:

(a) THE PROPOSED MAP WILL BE/IS CONSISTENT WITH APPLICABLE 
GENERAL AND SPECIFIC PLANS.

The requested Small Lot Subdivision allows for the subdivision of underutilized 
land in multi-family and commercial areas into fee-simple homes. Intended as an 
infill development and a smart-growth alternative to traditional, suburban style 
single-family subdivisions, small lot homes have smaller lot areas with compact 
building footprints and reduced yard setbacks, street frontages, passageways 
between buildings, and open space. As such, small lot subdivisions often times 
create parcels with a unique set of design and spatial complexities.

The adopted Silver Lake-Echo Park-Elysian Valley Community Plan designates 
the subject property for Low Medium II Residential land uses with the 
corresponding zone of RD1.5, RD2, RW2, and R22.5. The property contains 
approximately 0.17 net acres (7,190 square feet) and is presently zoned RD1.5- 
1VL. The applicant is proposing to develop four (4) Small Lot Homes on a site 
consisting of four (4) Small Lots, per the Small Lot Ordinance and the Subdivision 
Map Act.

The project will provide much needed new home ownership opportunities for the 
Community Plan area. The Silver Lake-Echo Park-Elysian Valley Community Plan, 
a part of the Land Use Element of the City's General Plan, states the importance 
of promoting and ensuring “the provision of adequate housing for all persons, 
including special needs populations, regardless of income, age or ethnic 
backgrounds” (Objective 1-4). Applicable policies include the promotion of "greater 
individual choice in type, quality, price and location of housing" (Policy 1-4.1), and 
increasing “home ownership options by providing opportunities for development of 
townhouses, condominiums and similar types of housing" (Policy 1-4.4).

The Subdivision Map Act requires the Advisory Agency find that the proposed map 
be consistent with the General Plan, which includes Urban Form and 
Neighborhood Design Chapter of the General Plan Framework. The proposed 
project activates the site by providing well-designed homes with articulated 
building facades, landscaping along the project's street frontages, and employing
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a variety of materials to break up the project's massing. The project's density, 
height, setbacks, and massing are consistent with the site’s existing zoning 
regulations, the Small Lot Ordinance, an 
d the General Plan Framework.

The site is not subject to the Specific Plan for the Management of Flood Hazards 
(floodways, floodplains, mud prone areas, coastal high-hazard and flood-related 
erosion hazard areas). As such, the Advisory Agency concludes that the proposed 
parcel map is consistent with the intent and purpose of the General Plan.

(b) THE DESIGN AND IMPROVEMENT OF THE PROPOSED SUBDIVISION ARE 
CONSISTENT WITH APPLICABLE GENERAL AND SPECIFIC PLANS.

The design and improvement of the proposed subdivision are consistent with the 
Silver Lake-Echo Park-Elysian Valley Community Plan. Quintero Street is a 
Hillside Local Street that will be dedicated to a 60-foot right-of-way width at the 
project’s street frontage.

The proposed four small lots are accessed via a 16-foot common access driveway, 
with 10-feet open to the sky. Lot conformance is ensured with the requirements of 
the Setback Matrix and Small Lot Standards.

For the purposes of approving a small lot subdivision, the "design” of the parcel 
map refers to the configuration and layout of the proposed lots in addition to the 
proposed site plan layout and building design. Easements and/or access and 
"improvements” refer to the infrastructure facilities serving the subdivision. The 
project was reviewed by various city agencies that have the authority to make 
improvement recommendations. The project will be required to provide the 
construction of the necessary house connection sewers, and improvement of 
Quintero Street with a concrete curb, gutter, a 5-foot side walk in a 12-foot border, 
and suitable surfacing to complete an 18-foot half roadway. In addition, all 
necessary street improvements will be made to comply with the Americans with 
Disabilities Act (ADA) of 1990.

Therefore, the proposed subdivision’s design and improvement are consistent with 
the provisions of the General Plan and the Silver Lake-Echo Park-Elysian Valley 
Community Plan.

(c) THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED TYPE OF 
DEVELOPMENT.

A mix of low-density residential uses, including single family and multi-family 
residential structures, makes up the general character of the surrounding 
neighborhood. Adjoining properties to the north and south are zoned RD1.5-1VL 
and developed with single family homes. The properties to the east are zoned 
RD1.5-1VL and improved with a single family home and five- and eight-unit 
apartments. Properties to the west across Quintero are zoned RD1.5-1VL and are 
improved with a single family home and eight- and four-unit apartments.
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The project site consists of one lot that is approximately 7,190 net square feet (0.17 
net acres) in size, and is located on the east side of Quintero Street roughly 300 
feet north of Sunset Boulevard in Echo Park neighborhood of Los Angeles. The 
site currently has a single family home built in 1961, which will be demolished as 
part of the project. The proposed project is considered an infill development in a 
neighborhood that is developed with many multi-family uses and is consistent with 
the density and height limit of the RD1.5-1VL Zone. Therefore, the site is physically 
suitable for four small lot homes.

The project site is located within the Upper Elysian Park Fault. The site is not 
within a Very High Fire Severity Zone or within a liquefaction zone. The site is not 
in a Methane Zone or a landslide area, a tsunami-inundation zone, flood-prone 
area, or a High Wind Velocity Area. The site is not identified as having hazardous 
waste or past remediation. The site is within Flood Zone Type C, which denotes 
areas of minimal flooding.

The parcel map has been approved contingent upon the satisfaction of the 
Department of Building and Safety, Grading Division prior to the recordation of the 
map and issuance of any permits. Therefore, the site will be physically suitable for 
the proposed type of development.

(d) THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED DENSITY OF 
DEVELOPMENT.

A mix of low-density residential uses, including single family and multi-family 
residential structures, makes up the general character of the surrounding 
neighborhood. Adjoining properties to the north and south are zoned RD1.5-1VL 
and developed with single family homes. The properties to the east are zoned 
RD1.5-1VL and improved with a single family home and Five- and eight-unit 
apartments. Properties to the west across Quintero are zoned RD1.5-1VL and are 
improved with a single family home and eight- and four-unit apartments. The 
project proposes the development of four Small Lot Homes consistent with the 
density of the RD1.5-1VL Zone. The applicant is permitted to construct four 
residential condominiums or apartment units by-right per the RD1.5 Zone.

The proposed project would provide an appropriate development within a 
neighborhood that includes both multi-family and single-family uses. The site is 
currently improved with a single family home constructed in 1961. The existing unit 
will be demolished and replaced with four Small Lot Homes, yielding a net gain of 
three units. The RD1.5 Zone on the site allows four homes to be constructed by 
right. The proposed project will comply with all LAMC requirements for parking, 
yards, and open space in accordance with Ordinance No. 176,354. As conditioned 
the proposed site is physically suitable for the proposed density of the 
development.
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(e) THE DESIGN OF THE SUBDIVISION AND THE PROPOSED IMPROVEMENTS 
ARE NOT LIKELY TO CAUSE SUBSTANTIAL ENVIRONMENTAL DAMAGE OR 
SUBSTANTIALLY AND AVOIDABLY INJURE FISH OR WILDLIFE OR THEIR 
HABITAT.

The project site, as well as the surrounding area are developed with structures and 
do not provide a natural habitat for fish. Currently, the subject site is vacant with 
no identified fish, wildlife, or established habitat located on-site. As such, the 
proposed design of the subdivision and the proposed improvements are not 
anticipated to cause any substantial damage or substantially and avoidably injure 
fish or wildlife or their habitat.

(f) THE DESIGN OF THE SUBDIVISION AND THE PROPOSED IMPROVEMENTS 
ARE NOT LIKELY TO CAUSE SERIOUS PUBLIC HEALTH PROBLEMS.

There appears to be no potential public health problems caused by the design or 
improvement of the proposed subdivision. The development is required to be 
connected to the City's sanitary sewer system, where the sewage will be directed 
to the LA Hyperion Treatment Plant, which has been upgraded to meet statewide 
ocean discharge standards.

The Bureau of Engineering has reported that the proposed subdivision does not 
violate the existing California Water Code because the subdivision will be 
connected to the public sewer system and will have only a minor incremental 
impact on the quality of the effluent from the Hyperion Treatment Plant.

(g) THE DESIGN OF THE SUBDIVISION AND THE PROPOSED IMPROVEMENTS 
WILL NOT CONFLICT WITH EASEMENTS ACQUIRED BY THE PUBLIC AT 
LARGE FOR ACCESS THROUGH OR USE OF PROPERTY WITHIN THE 
PROPOSED SUBDIVISION.

No such easements are known to exist. Needed public access for roads and 
utilities will be acquired by the City prior to recordation of the proposed parcel map.

(h) THE DESIGN OF THE PROPOSED SUBDIVISION WILL PROVIDE, TO THE 
EXTENT FEASIBLE, FOR FUTURE PASSIVE OR NATURAL HEATING OR 
COOLING OPPORTUNITIES IN THE SUBDIVISION. (REF. SECTION 66473.1)

In assessing the feasibility of passive or natural heating or cooling opportunities in 
the proposed subdivision design, the applicant has prepared and submitted 
materials which consider the local climate, contours, configuration of the parcel(s) 
to be subdivided and other design and improvement requirements.

Providing for passive or natural heating or cooling opportunities will not result in 
reducing allowable densities or the percentage of a lot which may be occupied by 
a building or structure under applicable planning and zoning in effect at the time 
the tentative map was filed.
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The lot layout of the subdivision has taken into consideration the maximizing of the 
north/south orientation.

The topography of the site has been considered in the maximization of passive or 
natural heating and cooling opportunities.

In addition, prior to obtaining a building permit, the subdivider shall consider 
building construction techniques, such as overhanging eaves, location of windows, 
insulation, exhaust fans; planting of trees for shade purposes and the height of the 
buildings on the site in relation to adjacent development.

These findings shall apply to both the preliminary and final maps for Parcel Map No.AA- 
2015-777-PMLA-SL.

THE FOLLOWING NOTES ARE FOR INFORMATIONAL PURPOSES AND ARE NOT 
CONDITIONS OF APPROVAL OF THIS PARCEL MAP:

Satisfactory arrangements shall be made with the Los Angeles Department of Water and 
Power, Power System, to pay for removal, relocation, replacement or adjustment of power 
facilities due to this development. The subdivider must make arrangements for the 
underground installation of all new utility lines in conformance with LAMC Section 17.05-
N.

As part of the construction of your project, you may wish to make arrangements, with the 
Telecommunications Bureau regarding the cable television franchise holder for this area 
at 213 922-8363.

The above action shall become effective upon the decision date noted at the top of this 
letter unless an appeal has been submitted to the East Los Angeles Planning Commission 
within 15 calendar days of the decision date. If you wish to appeal, a Master Appeal Form 
No. CP-7769, must be submitted, accepted as complete, and appeal fees paid by 4:30 
PM on December 9, 2015* at one of the Department’s Development Services Centers, 
located at:

Figueroa Plaza Marvin Braude San Fernando Valley
201 N. Figueroa Street, 4th Floor Constituent Service Center
Los Angeles, CA 90012 6262 Van Nuys Boulevard, Room 251
213 482-7077 Van Nuys, CA 91401

818 374-5050

*Please note the cashiers at the public counters close at 3:30 PM.
Forms are also available on-line at http://cityplanning.lacitv.org/

Pursuant to Ordinance No. 176,321, effective January 15, 2005, Parcel Map 
determinations are only appealable to the Area Planning Commission. There is no longer 
a second level of appeal to the City Council for Parcel Map actions of the Advisory 
Agency.

http://cityplanning.lacitv.org/
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If you seek judicial review of any decision of the City pursuant to California Code of Civil 
Procedure Section 1094.5, the petition for writ of mandate pursuant to that section must 
be filed no later than the 90th day following the date on which the City's decision became 
final pursuant to California Code of Civil Procedure Section 1094.6. There may be other 
time limits which also affect your ability to seek judicial review.

If you have any questions, please call Public Counter staff at (213) 482-7077 and (818) 
374-5050.

No sale of separate parcels is permitted prior to recordation of the final parcel map. The 
owner is advised that the above action must record within 36 months of the date of 
approval, unless an extension of time has been requested in person before 4:30 p.m. 
December 9, 2018.

No requests for time extensions or appeals received by mail shall be accepted, 

de

JAE H. KIM
Deputy Advisory Agency

JK:JC:jc

cc: Bureau of Engineering - 13

Bureau of Street Lighting 
Street Tree Division & 1 Map

Community Planning Bureau 
Planning Office & 1 Map 
D.M.

Dept, of Building & Safety, Zoning & 2 Maps 
Department of Building & Safety, Grading 
Department of Fire
Department of Recreation & Parks & 1 Map 
Department of Transportation, CPC Section 
Room 600, 221 N. Figueroa Street

If you have any questions, please call the Development Services Center staff at 
(213) 482-7077 or (818) 374-5050.
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Department of City Planning
REVISED NOTICE OF PUBLIC HEARING

Proposed Citywide Zoning Code Amendment

CASE: CPC-2015-4499-CA Amendment to Small Lot Ordinance
ENV-2015-4500-CE Council Districts: All

This notice is to inform you of a public hearing for case number CPC-2015-4499-CA, a proposed 
amendment to the Small Lot Ordinance that has been initiated by the Director of Planning. All interested 
persons are invited to attend either of the public hearings at which you may listen, speak, or submit 
written information relating to the proposed project and the environmental document. A third hearing in 
the Valley has been scheduled. The details are in underline below.

LOCATION: Felicia Mahood Multipurpose Center
11338 Santa Monica Blvd, Los Angeles, CA 90025

Wednesday, January 20, 2016
Open House: 5:30-7:00 PM 
Hearing: 7:00 PM

LOCATION: Marvin Braude Building
6262 Van Nuvs Blvd. Van Nuvs. CA 91401 
First Floor Conference Room

Wednesday, February 17, 2016 
Open House: 5:30-7:00 PM 
Hearing: 7:00 PM

LOCATION: Grace E. Simons Lodge
1025 Elysian Park Drive, Los Angeles, CA 90012

Tuesday, January 26, 2016
Open House: 5:30-7:00 PM 
Hearing: 7:00 PM

THE LAST DAY TO SUBMIT COMMENTS WILL 
BE FRIDAY, FEBRUARY26, 2016

STAFF: Jane Choi, Senior City Planner
(jane.choi@lacitv.org, 213-978-1379)

May Sirinopwongsagon, City Planning Associate 
(mav.sirinopwongsagon@lacitv.org.
213-978-1372)

PROPOSED PROJECT: A proposed ordinance amending Section 12.22-C,27 of the Los Angeles 
Municipal Code to require greater front and rear yard setbacks, create a division of land process for 
“adaptive reuse” small lot projects, and add an incidental administrative clearance process and establish 
design standards for small lot subdivision projects.

PURPOSE: The purpose of the hearing is to obtain testimony from affected and/or interested persons 
regarding this project. The hearing will be conducted by a Hearing Officer who will consider all the 
testimony presented at that time and any written communication received prior to or at the hearing from 
affected and/or interested persons regarding this proposed code amendment, as well as the merits of the 
draft ordinance as it relates to existing environmental and land use regulations. The environmental 
document will be among the matters considered at the hearing. After the hearing. Planning Staff will 
finalize a report, including a recommendation that will be considered by the City Planning Commission at 
a later date.

EXHAUSTION OF ADMINISTRATIVE REMEDIES: If you challenge 
a City action in court, you may be limited to raising only those issues 
you or someone else raised at the public hearing described in this 
notice, or in written correspondence on these matters delivered to the 
Department before the action on this matter. Any written 
correspondence delivered to the Department before the action on this 
matter will become a part of the administrative record. Note: This 
may not be the last hearing on this matter.

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.

WRfTTEN COMMUNICATION: Written communications should cite 
the Case Number indicated at the top of this notice and may be 
mailed to the attention of the staff contact identified above at the Los 
Angeles Department of City Planning, Expedited Processing Section, 
City Hall - Room 721,200 N Spring Street. Los Angeles CA 90012.

REVIEW OF THE FILE: The complete file including application and 
an environmental assessment is available for public review at the 
Department of City Planning. City Hall - Room 721.200 North Spring 
Street, Los Angeles CA 90012 between the hours of 8:00 AM to 4:30 
PM, Monday through Friday. Please call the staff contact indicated at 
the top of this notice several days in advance to assure its availability. 
Case files will not be available for inspection on the days of the 
hearing.
ACCOMMODATIONS 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. The hearing facility and its 
parking are wheelchair accessible. Sign language interpreters, 
assistive listening devices, or other auxiliary aids and/or services may 
be provided upon request. Como eriidadcubierta bajo ef Titufo II del 
Ac to de fos Americanos con Desabifidades, la Ciudad de Los 
Angeles no discrimina. La facifidad donde fa junta se llevara a cabo y 
su estackonamiento son accesibfes para siffas de ruedas. 
Traductores de Lengua de Muestra, dispositivos de oido, u otras 
ayudas auxiliaries se pueden hacer disponibfes si usted fas pide en 
avance.

mailto:jane.choi@lacitv.org
mailto:mav.sirinopwongsagon@lacitv.org
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Proposed Citywide Zoning Code Amendment

Other setvices, such as translation between English and other 
languages, may also be provided upon request. Otros servicios, 
como traduction de Ingles a otros idiom as, tambien pueden hacerse 
disponibies si usted los pide en avance.

To ensure availability or setvices, please make your request no later 
than three working days (72 hours) prior to the hearing by calling the 
staff person referenced in this notice. Para asegurar la disponibiiidad 
de estos servicios, por favor haga su petition ai mini mo de tres dias 
(72 boras) antes de ia reunion, ilamando a ia persona dei personal 
mencionada en este aviso.
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ORDINANCE NO.________________

A proposed ordinance amending Section 12.22-C.27 (Small Lot Ordinance), Chapter 1 of 
the Los Angeles Municipal Code to require greater front and rear yard setbacks, create a division 
of land process for “adaptive reuse” small lot projects, and add an incidental administrative 
clearance process and establish design standards for small lot subdivision projects.

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

Section 1. Subdivision 27 of Subsection C of Section 12.22 of the Los Angeles Municipal Code 
is amended to read:

27. Small Lot Subdivision. The purpose of this provision is to create alternative fee-simple 
home ownership within the multifamilv and commercial zones. A subdivision for the 
purposes of small lots enables the construction of new small lot homes while providing 
opportunities for the preservation and rehabilitation of multiple older apartment homes 
located on a single lotto be adaptively reused asfor-sale housing on individual small lots.

Provisions. A Small Lot Subdivision shall be permitted in the R2, RD, R3, R4, R5, RAS 
and the P and C zones pursuant to an approved subdivision tract map or parcel map.

New Construction Small Lots. Notwithstanding any provisions of this Code relating to 
minimum lot area to the contrary, in the R2, RD, R3, R4, R5, RAS and the P and C zones, 
parcels of land may be subdivided into lots which may contain one, two or three (attached) 
dwelling units, provided that the density of the subdivision complies with the minimum lot 
area per dwelling unit requirement established for each zone, or in the case of a P zone, 
the density of the subdivision shall comply with the minimum lot area per dwelling unit of 
the least restrictive abutting commercial or multi-family residential zone(s).

(a) Procedures.

(1) A parcel map or tract map, pursuant to Section 17.00 et seq. of this Code, shall 
be required for the creation of a small lot subdivision. The parcel map or tract 
map must comply with the Map Standards contained within the Advisory 
Agency’s Small Lot Guide; and

(2) Plans incidental to a small lot subdivision shall be required an Administrative 
Clearance from the Director of Planning demonstrating compliance with the 
Design Standards contained within the Advisory Agency’s Small Lot Guide.

(b) The minimum lot width shall be 4618 feet and the minimum lot area shall be 600 
square feet. The Advisory Agency shall designate the location of front yards in the 
subdivision tract or parcel map approval.

(c) Vehicular An access easement may shall be provided to either a lot containing a 
dwelling uniter and to its required parking spaces, pursuant to Section 12.21-A,4(a), 
by way of street or alley frontage, common access driveway access or similar access 
to a street common access walkway.
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(d) All structures on an approved small lot which includes one or more dwelling units, 
may shall, taken together, occupy no more than §©% 75% of the lot area, unless the 
tract or parcel map provides common an open space easement equivalent to 20% 
25% of the lot area of each lot not meeting this provision.

(e) No front, side, or rear yard shall be required between interior lot lines created within 
an approved small lot subdivision. However, a five-foot setback shall be provided 
where a lot abuts a lot that is not created pursuant to this subdivision, the following 
shall apply:

(1) the provisions of the front yard of the underlying zone shall apply to the Front 
Lot Line of the subdivision;

(2) a five-foot yard shall apply to the Side Lot Line of the subdivision; and

(3) a 15-foot yard when adjacent to RA. RE, RS, and R1 zone, otherwise a 10-foot 
yard when adjacent to all other zones, shall apply to the Rear Lot Line of the 
subdivision.

(f) No passageway pursuant to Section 12.21 C.2. of this Code shall be required.

(g) In a P zone, lots may be developed as a small lot subdivision, provided that the 
General Plan land use designation of the lot is "commercial" or "multiple family 
residential".

(h) In an R2 zone, a lot may be developed as a small lot subdivision provided that the 
lot meets the requirements of Section 12.09 A.3. of the Code.

(i) A dwelling unit in a small lot subdivision shall not be required to comply with 
Paragraphs (a), (b), (f) and (g) of Section 12.21 A. 17. of this Code.

(j) Fences and walls within five feet of the front lot line shall be no more than three and 
one-half feet in height. Fences and walls within five feet of the sSide and fRear ILot 
lines Line of the subdivision shall be no more than six feet in height.

“Adaptive Reuse” Small Lots. Five or more Group Dwellings (apartment homes located 
on a single lot) with a Certificate of Occupancy issued prior to 1950 may be subdivided 
into small lots and shall comply with Paragraphs (a), (c), and (f) through (i) of this provision.

Notwithstanding any provisions of this Code relating to minimum lot area to the contrary, 
in the R2, RD. R3. R4, R5, RAS and the P and C zones, parcels of land may be subdivided 
into lots which may contain one, two or three (attached) dwelling units, provided that the 
density of the subdivision complies with the minimum lot area per dwelling unit 
reguirement established for each zone, or in the case of a P zone, the density of the 
subdivision shall comply with the minimum lot area per dwelling unit of the least restrictive 
abutting commercial or multi-family residential zone(s). Group Dwellings that are 
nonconforming as to density, yards, or parking may be subdivided provided that the 
subdivision does not further increase the density nor reduce the yards, and that existing
parking be maintained, respectively.



Small Lot
CODE AMENDMENT AND POLICY UPDATE
Frequently Asked Questions - REVISED January 5,2016

What is a Small Lot?
Adopted in 2005, the Small Lot Ordinance ("Ordinance") established a new hybrid housing 
typology that looked and functioned like row townhomes but where each unit was built 
independently on individual "small lots". It combined the benefits of a single-family home and 
its full fee-simple ownership of building with the conveniences of a townhouse lifestyle.

What is the intent of the Small Lot Ordinance?
The Small Lot Ordinance was intended as an innovative housing tool to encourage the development of alternative fee- 
simple homeownership in areas zoned for multi-family and commercial uses. The Ordinance created incentives for 
infill residential development to spur more housing production. Today, the City has identified key updates that will 
continue to promote the smart growth of neighborhoods and enhance livability through compact, but livable. Small 
Lots. The proposed changes will establish new Small Lot Standards, which will provide consistency and set clear 
expectations for a more streamlined process - while enhancing the overall form and function of Small Lot 
developments.

Are Small Lots allowed in single-family neighborhoods?
Small Lots are not permitted in single-family zones. The approved Small Lot projects comply with the current rules, 
which prohibit them in the single-family zones. When Small Lot projects are proposed in a neighborhood developed 
with single-family homes or small duplexes, it signifies that they are within an older multi-family neighborhood zoned 
for multi-family uses. In other words, in these neighborhoods, a property with an existing single-family home could be 
redeveloped with apartments by-right. The Small Lot Subdivision process creates new opportunities for alternative 
homeownership similar to condos and single-family homes.

Based on the recent Council Motion, is the Planning Department adjusting the rules for Small Lots?
Yes. A comprehensive update of Small Lots is being undertaken by the Planning Department. It will consist of a two- 
phased fix under an Advisory Agency Policy Update that will create enforceable development standards, followed 
by a Small Lot Code Amendment that will require greater yard setbacks in the front and the rear. Additional design 
standards will be created to enhance the buildings' overall look and functionality. A new, user-friendly "Small Lot 
Guide" that will serve as a consolidated policy booklet will be published online soon after.

Are the proposed standards different from the existing Guidelines?
Released in 2014, the Design Guidelines were created to accompany the implementation of the Ordinance and 
provide examples of best practices in addressing the complexities of designing small lot developments. The 
Guidelines are used to inform developers and staff, and assist project design at the onset of the process. The 
proposed standards will go a step further to create specific and enforceable rules addressing site planning, massing 
and other project features. All new small lot projects will need to show compliance with the standards.

How can massing and integrating Small Lot Subdivisions into neighborhoods with existing single family 
dwelling units be better addressed from a design standpoint?
Through changes in the yard requirements and new standards, massing will be reduced by 10%-2Q% overall. With 
the Code Amendment, yard setbacks in the front and the rear will be pulled back, similar to condos and apartments. 
This will introduce more open spaces throughout the projects. The common access driveways will be required to be 
open to the sky at all times so that cantilevering of the buildings will be limited - reducing the top-heavy look of 
some small lot designs. The smaller "infill" developments will have a more noticeable visual reduction. The increased 
front and rear yard setbacks, limited cantilevering within the common access driveway, and new design standards 
for the top portions of the street-facing units can address design and help to better integrate Small Lot Subdivisions 
into existing single family neighborhoods zoned for multi-family uses.

m losAngeles 
Department 
of City Planning

Page 1



Small Lot
CODE AMENDMENT AND POLICY UPDATE
Frequently Asked Questions - REVISED January 5,2016

Is the height being reduced? What about density?
Small Lot projects are currently bound by the height limitations of the underlying zone - not by the Small Lot 
Ordinance. However, the front unit(s) abutting the street will be required to provide an open deck ora pitched roof 
at the top level - providing roofline modulation and enhancing architectural identity. This will also increase light and 
air to the street. The open decks, along with roof decks, can provide for much needed open space within small lots 
projects and activate rooftops. Regarding density, small lot projects are also bound by the underlying zone, and 
inversely, due to their spatial challenges, they typically result in less units than that permitted with condos and 
apartments.

What about open space and guest parking?
Open space, among other amenities, will be required for Small Lot projects that include 20 or more units. When the 
Ordinance was adopted, it was not anticipated that large housing developments would be utilizing the Small Lot 
process. It was intended for infill developments, so no provisions were required for larger projects. Moving forward, 
a subdivision that creates a community of small lots involving 20 or more Small Lot Homes ("Small Lot Community") 
will be required to provide open space, bike parking, and additional design features. Guest parking will be required 
on site for projects creating 8 or more Small Lot Homes.

How can we ensure that trash bins for Small Lot Homes are not on the public street?
All Small Lot projects are now being prohibited from locating trash bins on streets for trash pickup. In recent months, 
Small Lot projects have been required to provide a centralized trash enclosure orto coordinate with the Bureau of 
Sanitation's new "stinger operation" - where a small jeep (worker bee) drives onto the development, picks up the 
trash bins onsite and routes them backtothe big dumpster(queen bee) waiting on the street. Trash areas and utility 
equipment will be placed away from the street.

What circumstances allowed for the historic Maltman Bungalow Courts to be preserved and rehabbed 
with ownership opportunities created through a Small Lot Subdivision? Is this an option for other similar 
historic development sites?
In 2008, the City approved a Small Lot Subdivision for the conversion of the Maltman 
Bungalow Courts into individual "small lots" so that they could now be owned. L.A.'s 
vernacular bungalows were typically built on one large lot as rental homes.
Unfortunately, many are deteriorating and currently require multiple variances or 
exceptions to enable their preservation and rehabilitation. Although allowing a path 
for preserving these bungalow courts was part of the original intent of the Small Lot 
Ordinance, it was never written into the rules. The Code Amendment will enable the 
adaptive reuse of L.A.'s original small lots to become a reality - via the Small Lot 
Ordinance without any variances.

What happens next? How do I give my input for the Small Lot Code Amendment?
There will be three Open House/Public Hearings in early 2016 in the Eastside, the Westside and the Valley (see 
attached Hearing Notice for more information). There will be further opportunities to participate as the proposed 
Small Lot Ordinance amendment moves on to the City Planning Commission and the City Council for consideration. 
In the meantime, please direct your written comments via email or questions to Jane Choi, Senior City Planner, at 
iane.choi@ladtv.org or (213) 978-1379, or May Sirinopwongsagon, City Planning Associate, at
mav.sirinoowongsagon@lacitv.org or (213) 978-1372. The draft code amendment is available on the Department 
of City PI a nni ng's we bsite (p I a n ni ng. I acity .o rg) u nd e r t he " What's N e w" se ctio n. The d raft Small Lot De si gn Sta nd a rd s 
and the Advisory Agency Policy Update that will set the new Small Lot Map Standards will also be available on the 
website i n early 2016.
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Small Lot Subdivision Public 
Hearing, JAN. 20 & 26 and FEB.

Wed* Jan 20th, 2016 5:30 PM Wed, Feb 17th, 2016 8:00 PM

Location
Three Public Open House & Hearing Locations

Details

Amendment to Small Lot Ordinance
Proposed amendments to tthe Small Lot Subdivision (SLS) Ordinance are available for 
public review and comments- There are three Open House and Public Hearing dates 
and locations set up and scheduled. A public hearing is Your opportunity to provide 
important input to city planners.

Note: Open House and Public Hearing is at the same meeting. Open House (review 
and questions) portion is 5:30-7:00pm and the Public Hearing portion starts at 7:00pm.

Please take a moment to review the Draft Ordinance, revised FAQ and revised Hearing 
Notice in the links provided below.

The last day to submit comments will be Friday, February 26,2016 

CASE: CPC-2015-4499-CA and ENV-2Q15-4500-CE 

Council Dsttricts: All

• Small Lot Ordinance Amendment

• El Hearing Notice - Revised
• (8 Small Lot Dtraffit Ordinance
• P?) Small Lot FAQ - Revised

Public Open House & Hearing Dates & Locations 

1- Location: Felicia IMahood Multipurpose Center 

11338 Santa Monica Blvd, Los Angeles, CA 90025 

Date: Wednesday, January 20,2016 

Time: Open House: 5:30-7:00 PM - Hearing: 7:00 PM

2_ Location: Grace E. Simons Lodge

1025 Elysian Park Drive, Los Angeles, CA 90012

Date: Tuesday, January 26,2016

Time: Open House: 5:30-7:00 PM - Hearing: 7:00 PM
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Small Lot Subdivision 
Public Hearing, JAN. 
20 & 26 and FEB.
Date Time Expiration Date Expiration Time

Wed,Jan 20th, 2016 5:30 PM Wed, Feb 17th, 2016 8:00 PM

Location
Three Public Open House & Hearing Locations 

Details

Amendment to Small Lot Ordinance
Proposed amendments to the Small Lot Subdivision (SLS) Ordinance are available for 
public review and comments. There are three Open House and Public Hearing dates 
and locations set up and scheduled. A public hearing is Your opportunity to provide 
important input to city planners.

Note: Open House and Public Hearing is at the same meeting. Open House (review 
and questions) portion is 5:30-7:00pm and the Public Hearing portion starts at 7:00pm.

Please take a moment to review the Draft Ordinance, revised FAQ and revised Hearing 
Notice in the links provided below.

The last day to submit comments will be Friday, February 26, 2016 

CASE: CPC-2015-4499-CA and ENV-2015-45Q0-CE 

Council Districts: Ail

• Small Lot Ordinance Amendment

• Hearing Notice - Revised 
» Small Lot Draft Ordinance
• Small Lot FAQ - Revised

Public Open House & Hearing Dates & Locations

1. Location: Felicia Mahood Multipurpose Center 

11338 Santa Monica Bivd, Los Angeles, CA 90025 

Date: Wednesday, January 20, 2016

Time: Open House: 5:30-7:00 PM - Hearing: 7:00 PM

2. Location: Grace E. Simons Lodge

1025 Elysian Park Drive, Los Angeles, CA 90012

Date: Tuesday, January 26, 2016

Time: Open House: 5:30-7:00 PM - Hearing: 7:00 PM 3

3. Location: Marvin Braude Building
Van Nuys Blvd, Van Nuys, CA 91401 - First Floor Conference Room

Date: Wednesday, February 17, 2016

Time: Open House: 5:30-7:00 PM - Hearing 7:00 PM
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INTRODUCTION
The purpose of these Traffic Study Policies and Procedures (TSPP) for the City of Los 
Angeles is to provide the public, private consultants and City staff with standards, 
guidelines, objectives and criteria to be used in the preparation of a traffic impact study. A 
primary objective of these policies is to ensure consistency in the preparation of traffic 
studies and in the planning of site access, on-site circulation, and off-site improvements for 
proposed land use development projects. This edition of the TSPP guides the preparation 
of traffic impact studies at a time when sustainability, smart growth, and the reduction of 
greenhouse gas emissions are prime concerns for the City - in addition to traditional 
mobility considerations.

A traffic study may be required of a development project due to environmental law or to City 
regulations, and its purpose is to predict and analyze the circulation and congestion 
impacts of project-generated traffic, and identify feasible mitigation measures. In this 
edition of the TSPP, added emphasis has been placed upon transportation demand 
management and multi-modal strategies, as reflected in the mitigation toolkit in Section I. 
This reflects the City policy trend away from automobile-centric solutions to shifting the 
focus on trip reduction strategies and on providing multi-modal solutions. It is strongly 
recommended that the applicant’s traffic engineer consult with LADOT staff early in the 
design of the Project to ensure that traffic access and circulation issues are addressed, and 
to establish the scope and basic assumptions of the traffic impact study.

In order to ensure a timely review by LADOT, the following procedures and standards shall 
be followed in the preparation of a traffic study. It should be noted that these requirements 
will be updated from time to time and may differ in certain areas of the City that have 
specific plans or similar ordinances. You are encouraged to consult with LADOT staff 
before beginning a traffic study. See Attachment A for a list of the various acronyms used 
in this document.

NOTE: Fees for the various submittals and reviews described in this TSPP are listed 
in the Los Angeles Municipal Code (LAMC) Section 19.15 (Planning and 
Zoning Code).
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A. TRAFFIC STUDY REQUIREMENTS

Upon submission of an application for discretionary action, the City of Los Angeles Department of 
Transportation (LADOT) will prepare an initial assessment of the project to determine if a technical 
memorandum or a traffic study is required. The thresholds for determining the appropriate 
transportation review process is as follows:

• A Technical Memorandum is required when the project is likely to add 25 to 42 a.m. or p.m. 
peak hour trips, and the adjacent intersection(s) are presently estimated to be operating at 
LOS E or F. The scope for preparing a technical memorandum, which is a significantly 
scaled-down version of a traffic study, must be reviewed and approved by LADOT. At a 
minimum, the potential impacts to intersections adjacent to the project should be evaluated. 
The technical memorandum shall be prepared under the direction of, and signed by, a 
Professional Engineer, registered in the State of California to practice either Traffic or Civil 
Engineering.

• A Traffic Study is required when the project is likely to add 43 or more a.m. or p.m. peak 
hour trips. Review of a traffic study is a nine-step process as shown in Attachment B. The 
traffic study must follow the study guidelines, as described herein, and shall be prepared 
under the direction of, and signed by, a Professional Engineer, registered in the State of 
California to practice either Traffic or Civil Engineering. Further, the Traffic Consultant must 
have a valid Los Angeles City Business Tax Registration Certificate.

Other requirements of a traffic study or a technical memorandum include:

• Compliance with the scoping process identified in Section B.

• Payment of any required processing fees for traffic assessment and review of a traffic 
study or technical memorandum.

• Submittal of the final electronic version of the traffic study or technical memorandum in 
portable document format (PDF) before LADOT issues their project impact assessment 
report.

Occasionally, LADOT will review a traffic study for a Project that is later modified or changed. If 
LADOT determines that the Project description has changed such that extensive and major 
revisions to the traffic study are required, then the revised Project shall be considered a new Project 
and a new traffic study and traffic review fee will be required. If LADOT determines that revisions to 
the traffic study can be accomplished without preparing a new traffic study, then LADOT will not 
require a new traffic study but may require the preparation of a technical memorandum and payment 
of a fee specific to technical memorandums or supplemental analyses.

Similarly, if, after comments are received from LADOT on the traffic study, there is no further written 
communication from the applicant or the Traffic Consultant on the status of the Project for one year 
or more, then LADOT will assume that the Project is no longer being pursued. To reinstate the 
project, a new traffic study and traffic review fee will be required and the environmental processing 
“clock” shall start again.

Page 5
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B. TRAFFIC STUDY PREPARATION PROCESS

Any applicant required to prepare a technical memorandum or traffic study for a development should
follow the steps outlined below:

1. Contact LADOT to discuss the Project scope and to obtain approval on the assumptions and 
content of the technical memorandum or traffic study. The assumptions and content of the 
traffic study shall be in accordance with CEQA, the Los Angeles County CMP, any 
applicable Transportation Specific Plan (TSP), or other applicable laws or ordinances.

2. Provide a general description of the Project size (defined by square-footage by use and/or 
number of dwelling units), uses and heights of proposed new buildings and other structures 
to be remodeled and/or removed. Include any sequence of phased construction and any 
unusual conditions. Specify a building address, legal description and project title. For 
Projects that require the preparation of an EIR, the analysis should include project 
alternatives. For such projects, the LADOT assessment letter will be limited to summarizing 
the findings and requirements for the applicant's preferred project alternative or the 
alternative that generates the most peak period trips. Should the applicant request separate 
assessments for each alternative, then additional traffic study review fees may be required.

3. Submit a site plan to LADOT for preliminary discussion of the Project’s driveway location(s), 
loading/unloading area, and parking scheme. The estimated distribution of Project trips 
must be according to any necessary turn prohibitions for the proposed driveways. Generally, 
final LADOT approval of driveway location(s) and parking scheme will be reviewed by 
LADOT’s Citywide One-Stop Counter, or at the Valley or West Los Angeles Development 
Review Office (see Section L for contact information) as a clearance on the Project’s 
building permit. In order to minimize and prevent last minute building design changes, the 
applicant should contact LADOT for driveway width and internal circulation requirements 
prior to the commencement of building or parking layout design efforts so that such traffic 
flow considerations are designed and incorporated early into the building and parking layout 
plans. The design of driveways requires approval by LADOT and the Bureau of 
Engineering. Please refer to the Attachment C for LADOT “Driveway Design” guidelines for 
additional information.

4. To the extent possible, projects should incorporate the use of existing alleys into the design 
of site access and circulation plans. The use of existing alleys should be used primarily for 
vehicular access, loading and service. 5 6 7

5. The study should reference the City’s 2010 Bicycle Plan (see link below) that was adopted 
by the City Council on March 1,2011. The Bicycle Plan should be reviewed to understand 
the goals, objectives and planned improvements. Consultation with LADOT Bicycle 
Program staff may be necessary to determine the implementation time frame of specific 
bicycle lane improvements.

http: //p I a n n i n q. lac itv. o rq/cwd/q nlpIn/transelt/N ewB ikePlan/Txt/LA%2QCl T Y% 20 Bl C Y C L E% 20PLAN.pdf

6. Identify CMP intersections and other CMP requirements (see Section D).

7. Consult with other affected agencies or adjacent jurisdictions (i.e., Caltrans, L.A. County 
Public Works, other cities, transit agencies, etc.) to assure that all traffic-related concerns 
and issues that may result from the Project and may affect that agency are properly
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addressed in the traffic study. If a traffic study includes the evaluation of an intersection or 
intersections in a neighboring city, then the traffic study methodology and impact thresholds 
of that city with jurisdiction over that intersection or intersections should be used to assess a 
project’s impact.

8. Consult with the Bureau of Engineering and LADOT to determine any highway dedication 
and street improvement requirements, as well as requirements under the Americans with 
Disabilities Act (ADA). Please see Attachment D for “Standard Street Dimensions.”

9. After paying the necessary fee per LAMC Section 19.15, sign a scoping memorandum of 
understanding (MOU) with LADOT on the agreed upon assumptions including study 
intersections, residential street segments and freeway segments; related projects; trip 
generation rates; ambient growth rate; trip distribution pattern and trip assignments; trip 
credits for existing active or previous land use; vehicle trip discounts for transit, internal or 
pass-by trips; projected buildout year and traffic study methodology. Please see 
Attachment E for a sample MOU.

10. If the project is expected to generate a significant number of regional trips, then the traffic 
study may be required to incorporate subregional travel demand simulation modeling 
software. The decision to require travel demand modeling shall be made by the Bureau 
Chief supervising the development review functions of the Department. These studies will 
be subject to LADOT’s model calibration and validation standards.

11. The applicant shall keep LADOT informed on the progress made in completing the traffic 
study. LADOT approval is required on any changes to the executed MOU assumptions or 
any other changes made in the traffic analysis before the final report is prepared.

12. The review of a traffic study shall begin after the applicant has completed the scoping 
process and has paid any required fees to the City. The consultant shall also provide proof 
of possessing a valid Los Angeles City Business Tax Registration Certificate.

13. The traffic study should include the maps and figures identified in Attachment F.

14. LADOT will not release their project impact assessment report until all documents and items 
identified in Attachment G (including the entire traffic study in “pdf format) are provided. 
Until then, the traffic study submittal will be deemed incomplete.

C. TRAFFIC COUNT REQUIREMENTS

When collecting turning movement data at the study intersections, manual traffic volume counts 
should be collected in 15-minute intervals during the hours of 7:00 a.m. to 10:00 a.m. and 3:00 p.m. 
to 6:00 p.m., unless LADOT specifies other hours (e.g., for a signal warrant determination or 
weekend analysis). These traffic counts should include vehicle classifications, pedestrian volume 
counts, and bicycle counts. The traffic study should not use any traffic counts that are more than 
two years old. Additionally, unless otherwise required, all traffic counts should generally be taken 
when local schools or colleges are in session, on days of good weather, on Tuesdays through 
Thursdays during non-Summer months, and should avoid being taken on weeks with a holiday. The 
data should be summarized and presented in the standard LADOT format depicting turning 
movement volumes as shown in Attachment H, and submitted in digital and hard copy formats.
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If traffic count data is collected utilizing video technology equipment that is left unattended in the 
public right-of-way, then the appropriate LADOT Development Services Division staff (see Section 
L) should be notified prior to the installation of such equipment. Also, the video equipment should 
be clearly labeled to identify it as traffic counting equipment and to include the name and contact 
information of the company conducting the count (see sample label below).

TRAFFIC COUNTING EQUIPMENT

FOR INFORMATION CONTACT 

(xxx) xxx-xxxx (Company Name)

D. CONGESTION MANAGEMENT PROGRAM (CMP) GUIDELINES

The "Congestion Management Program for Los Angeles County" includes guidelines intended to 
assist local agencies in evaluating impacts of land use projects on the CMP system through the 
preparation of a regional transportation impact analysis (TIA). Appendix “D” of the 2010 CMP for 
Los Angeles County identifies the requirements and outlines the guidelines in the preparation of the 
CMP transportation impact analysis. A CMP TIA is necessary for all projects required to prepare an 
Environmental Assessment based on local determination. The geographic area examined in the 
TIA must include, at a minimum, the following:

• All CMP arterial monitoring intersections, including freeway on and off-ramp intersections, 
where a proposed project is expected to add 50 or more trips during eitherthe weekday a.m. 
or p.m. peak hours (of adjacent street traffic).

• Mainline freeway monitoring locations where a project is expected to add 150 or more trips, 
in either direction, during eitherthe weekday a.m. or p.m. peak hours.

If, based on these criteria, the TIA does not identify any impacted regional facilities, then further 
CMP traffic analysis is not required. However, projects must still consider transit impacts (also per 
the 2010 CMP) and provide a calculation of CMP "credits" and "debits" for the project. For further 
information on the CMP TIA process, please call LADOT CMP Monitoring Section at (213) 972
8473.

E. FREEWAY IMPACT ANALYSIS SCREENING CRITERIA

Pursuant to the Freeway agreement executed in October 2013 between LADOT and Caltrans 
District 7, traffic studies may be required to conduct a focused freeway impact analysis in addition to 
the CMP analysis described above. If the proposed project meets any of the following criteria, the 
applicant will be directed to the Caltrans’ Intergovernmental Review section for a determination on 
the need for analysis and, if necessary, the methodology to be utilized for a freeway impact analysis:
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• The project’s peak hour trips would result in a 1 % or more increase to the freeway mainline 
capacity of a freeway segment operating at LOS E or F (based on an assumed capacity of 
2,000 vehicles per hour per lane); or

• The project’s peak hour trips would result in a 2% or more increase to the freeway mainline 
capacity of a freeway segment operating at LOS D (based on an assumed capacity of 2,000 
vehicles per hour per lane); or

• The project’s peak hour trips would result in a 1% or more increase to the capacity of a 
freeway off-ramp operating at LOS E or F (based on an assumed ramp capacity of 1,500 
vehicles per hour per lane); or

• The project’s peak hour trips would result in a 2% or more increase to the capacity of a 
freeway off-ramp operating at LOS D (based on an assumed ramp capacity of 1,500 
vehicles per hour per lane).

All projects for which a traffic study is required should conduct a freeway impact screening analysis. 
The screening analysis should be submitted to LADOT during the preparation of the traffic study 
MOU and should include the project’s trip generation and distribution estimates. Based on these 
estimates, the check shall also include a morning and afternoon peak hour project trip assignment to 
determine the amount of project traffic expected to be assigned to the freeway system. If one of the 
criteria listed above is met, the applicant will be directed to work with Caltrans and the traffic impact 
study may be required to include a freeway analysis beyond the requirements of Metro’s CMP and 
based on the direction from Caltrans.

To assist in the evaluation of impacts on State facilities, the project’s traffic consultant should refer 
to Caltrans’ “Guide for the Preparation of Traffic Impact Studies” found at the following web site:

http://www.dot.ca.qov/hq/tpp/offices/ocp/iqr ceqa files/tisquide.pdf

F. TRIP GENERATION CALCULATIONS

Any trip credits must be approved by LADOT during the scoping process and those trips must be 
included in existing base year traffic counts.

1. ITE Trip Generation Rates
The latest edition of ITE's Trip Generation Handbook for trip generation rates and formulas 
should be used to estimate the Project’s trip generation. However, if the Project is in a TSP 
area, then the procedures and trip rate identified in the TSP should be applied. If other rates 
are proposed, then these rates must first be submitted with the appropriate background 
survey data for approval by LADOT.

2. Unique Developments
Unique types of development may require trip generation studies of similar facilities in order 
to establish a trip rate for use in the impact analysis. These developments may include land 
uses for which trip generation rates are not available in the ITE Trip Generation Handbook, 
or land uses for which the rates in the ITE Trip Generation Handbook are based on a small 
sample of surveyed sites. The procedures and the results of the trip generation studies 
must be approved by LADOT.

Page 9
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3. Existing Use
When estimating the Project’s net new trips, any claim for trip credits for an "existing" active 
land use requires that the "existing" use is/was in place at the time of the base year traffic 
counts. Generally, for CEQA purposes this means the "existing" use must have been active 
for at least 6 months during the past 2 years. To fully ensure that “existing use” trip credit 
claims are validated by LADOT, supporting documentation (leasing agreements, utility bills, 
etc.) must be submitted. Documentation of any previous environmental review of the 
circulation impacts of the “existing” use should be included in this submittal. Note that some 
specific plan ordinances allow different time frames for the determination of existing use trip 
credits and of any applicable trip fees.

4. Terminated Land-Use
Any claim for trip credits for a previously terminated land use must be supported with 
appropriate documentation of the previous active use, such as copies of any building permit, 
certificate of occupancy, business license, lease agreement, affidavits, or photographs as 
well as documentation as to when the previous land use was terminated. Documentation of 
any previous environmental review of the circulation impacts of the terminated land use 
should also be submitted in support of such claims. The absence of documentation of 
previous environmental review may result in denial of the claim for trip credits.

5. Pass-bv T rips
Any claim for “pass-by” trip credits must use the trip reduction rates in the “Pass-By Trip 
Rates” in Attachment I, which are based on rates published by ITE. However, these rates 
may be superseded by additional guidelines provided in specific plans or interim control 
ordinances. These rates are not applicable when reviewing impacts at Project driveways 
and at intersection(s) immediately adjacent to the Project site. Pass-by trip credits shall 
not be used in determining the need for a traffic study.

6. Transit Credit
LADOT encourages developers to design and construct transit-friendly projects that provide 
safe and walkable sidewalks to and from transit stations for project patrons. In line with the 
City policy to promote the use of transit and walking, LADOT, at its discretion, may allow up 
to a 25% transit/walk trip credit subject to the following guidelines, on a case by case basis:

a. Developments above or adjacent to a Metro Rail, Metrolink, or Orange Line station, 
or to a similar dedicated transit line station with convenient pedestrian access to the 
station may qualify for up to 25% transit credit. The actual credit provided should be 
determined by an analysis of the transit service frequency and density at the 
specified transit station.

b. Developments within a 1/4 mile walking distance of a transit station, or of a 
RapidBus stop, may qualify for up to a 15% transit credit. The actual credit provided 
will be determined by an analysis of the transit service frequency and density at the 
specified transit station or RapidBus stop. To obtain the maximum credit, applicants 
should implement the following improvements listed in priority order:

• Provide a wider than standard sidewalk along the streets fronting the project 
through additional sidewalk easement or by dedicating additional right-of-way 
beyond street standards.

• Improve the condition and/or aesthetics of existing sidewalks leading to 
transit station(s) with adequate lighting to provide for a safer pedestrian
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environment.
• Provide continuous paved sidewalks / walkways with adequate lighting from 

all buildings in the Project to nearby transit services and stops. This may 
include mid-block paseos.

• Implement transit shelter improvements/beautification.

c. If the development is not within 1/4 mile walking distance of a transit station or a 
RapidBus stop, the Project may still qualify for up to 10% transit credit. To obtain 
this credit, the Project should include specific features in its design that promote 
alternative travel modes and provide certain amenities to tenants and employees. 
Features and amenities that may qualify a Project for this credit include the following:

• An on-site transit information kiosk and/or on-site transit pass sales;
• On-site facilities such as ATM machines, cafeteria and convenience 

shopping;
• Charging for single occupant auto parking;
• Car share programs;
• Bicycle racks or other facilities on-site;
• Provision of on-site concierge service to facilitate use of transit, taxis, or 

private shuttles by employees/residents;
• Provision of shuttle service for employees and/or customers.

No trip generation credit will be given automatically to developments located in an area with 
infrequent transit service. However, all reasonable efforts by the developer to promote the 
use of mass-transit or walking will be considered for transit credit on a case by case basis.

NOTE: Refer to Section I of this TSPP for transit-related mitigation measures.

7. Affordable Housing Credit
Residential or mixed-use developments that include Affordable Housing Units [as defined in 
LAMC 12.22-A.25 (b)] qualify for a trip reduction credit of 5% on the basis of the percentage 
of total dwelling units reserved as affordable. A development for which all proposed dwelling 
units are to be affordable would receive the maximum aggregate credit of 5% (100 x 0.05). 
A development with 20% affordable units would qualify for a 1 % aggregate trip credit (20 x
0.05), etc. Affordable Housing credit is allowed in addition to any Transit Credit granted 
through Section D.6 above.

G. PERFORMANCE MEASURES - LEVEL OF SERVICE

1. For land use development projects, the Transportation Research Board, Circular 212 Critical 
Movement Analysis (CMA) Planning Method, should be used to analyze traffic operating 
conditions at study intersection(s). CMA is a method that determines the volume to capacity 
(V/C) ratio on a critical lane basis and Level of Service (LOS) associated with each V/C ratio 
at a signalized intersection. V/C ratios are measured on a scale of 0 to 1.000. LOS 
describes the quality of traffic flow and is a measure of such factors as travel speed, travel 
time and flow interruptions. LOS range from "A" to "F" with LOS "A" representing excellent, 
free flow conditions and LOS "F" representing jammed, forced flow conditions. The following 
table (see page 12) provides a description of the different LOS’s and associated V/C ratios.
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2. LADOT has developed a CMA spreadsheet in MS-Excel format to estimate the LOS for 
study intersections. All traffic studies that require the use of CMA to estimate impacts should 
be prepared using this spreadsheet. A digital copy of the spreadsheet will be provided to 
firms preparing traffic studies in the City of Los Angeles. Please contact any of the LADOT 
sections identified in Section L for a copy of the LOS spreadsheet. Completed LOS 
calculations must be submitted to LADOT in digital format and included with the submittal of 
the traffic study. A typical sample of a LOS calculation worksheet is shown in Attachment J. 
For some intersections (such as a 5-legged intersection, diamond interchange, etc.), the V/C 
ratio may need to be calculated manually or may need to be adjusted accordingly. The 
appropriate methodology for these special cases should be discussed with the appropriate 
LADOT staff during the MOU scoping process.

3. The use of the Highway Capacity Manual’s (HCM) delay-based methodology for signalized 
intersections is acceptable to LADOT for traffic impact studies associated with infrastructure 
projects, including transit, rail, bicycle and roadway improvements. In such cases, micro
simulation may also be necessary to fully understand the effects of the project in terms of 
queue lengths, traffic signal timing parameters, transit travel times, etc. The following table 
(see page 12) provides a description of the different LOS’s and associated delays measured 
in terms of “delay per vehicle.”

4. The intersection capacity at intersections along a congested corridor may need to be 
adjusted to account for reduced capacity due to gridlock, heavy pedestrian volumes, or other 
prevailing factors. The LOS spreadsheet developed by LADOT allows users to override the 
standard CMA capacities to account for these factors. However, any such revisions to the 
standard capacities or to any formula or function used in the LOS spreadsheet require 
LADOT approval. 5

5. Since the CMA and HCM methodologies and the resulting LOS is primarily an automobile- 
oriented measure, LADOT is evaluating other performance measures that can yield 
information related to other modes of travel. Doing so can provide useful information 
regarding the ability of a project or traffic mitigation measure to reduce vehicle-miles-traveled 
(VMT), to reduce green-house gas (GHG) emissions, and to promote other modes of travel. 
Although some traffic mitigation measures can provide a measurable reduction in VMT or 
GHG emissions, these measures may not show a quantifiable benefit when the performance 
measure is LOS. In these cases, the traffic study should include a description of the 
proposed improvement and the anticipated benefits to air quality. The traffic volume counts 
collected at the study intersections should also identify the volumes of pedestrians and 
bicycles that enter the intersection. These are helpful parameters and provide the 
necessary context when evaluating the overall operation of each intersection.
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LEVEL OF SERVICE DEFINITIONS FOR SIGNALIZED INTERSECTIONS 1

Level of 
Service

Volume/Capacity
Ratio

Delay per Vehicle 
(sec / veh) Definition

A 0.000 - 0.600 < 10
EXCELLENT. No vehicle waits 
longer than one red light and no 
approach phase is fully used.

B 0.601 - 0.700 >10-20

VERY GOOD. An occasional 
approach phase is fully utilized; 
many drivers begin to feel somewhat 
restricted within groups of vehicles.

C 0.701 - 0.800 >20-35

GOOD. Occasionally, drivers may 
have to wait through more than one 
red light; backups may develop 
behind turning vehicles.

D 0.801 - 0.900 >35-55

FAIR. Delays may be substantial 
during portions of the rush hours, but 
enough lower volume periods occur 
to permit clearing of developing

E 0.901 -1.000 >55-80

POOR. Represents the most
vehicles that intersection approaches 
can accommodate; may be long 
lines of waiting vehicles through 
several signal cycles.

F Greater than 1.000 >80

FAILURE. Backups from nearby 
intersections or on cross streets may 
restrict or prevent movement of 
vehicles out of the intersection 
approaches. Tremendous delays 
with continuously increasing queue 
lengths.

1 Sources: Transportation Research Board, Interim Materials on Highway Capacity, Transportation 
Research Circular No. 212, January 1980; and Transportation Research Board, Highway Capacity 
Manual 2010.
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5. V/C ratios should be calculated to three decimals, rounded and summarized in a table 
showing weekday a.m. and p.m. peak hour LOS at study intersections for existing 
conditions, existing with Project, future without Project, future with Project and future with 
Project plus mitigation. In a separate appendix, the traffic study shall include the detailed 
LOS worksheets for each study intersection. The table summarizing the results of the 
impact analysis should follow the format below:

(Year)
Existing Traffic 

Conditions
Existing 

Plus Project
Project
Impact

(Buildout Year)
Cumulative Base2

(Buildout Year)
Project3

Project
Impact

(Buildout Year)
Project with 

Traffic 
Mitigation

Net
Project
Impact

V/C LOS V/C LOS V/C LOS V/C LOS V/C LOS

6. The LADOT traffic count database should be searched for any recent traffic counts at the 
study intersections. If recent LADOT traffic counts are not available, then new traffic counts 
shall be collected by a qualified data collection firm. Unless there are special circumstances, 
traffic volume counts that are more than two years old will not be accepted and new traffic 
counts should be collected.

7. The traffic study should include a map or table that illustrates the lane configurations and 
lane volumes for each study intersection. Also, any programmed and funded transportation 
improvements that are expected to be implemented on or before the project buildout year 
should be identified in the traffic study. Should these programmed improvements include a 
modification to the existing lane configuration to any of the study intersections, then the 
study should identify these changes and include the revised lane configuration in the V/C 
calculations for all future scenarios.

8. In determining the lane assignments for an intersection with an unmarked curb lane, the 
V/C/ calculations may assume the capacity of a functional right-turn only lane, provided that 
the lane width is a minimum of 18 feet wide, there are no bus stops at the approach, on
street parking would not impede vehicles turning right, the pedestrian volumes are low 
during the peak hour, and this de-facto right-turn operation has been verified in the field.

9. If necessary, the scope of the traffic impact analysis should be expanded to evaluate special 
circumstances, such as:

• Summer weekend activity in recreational areas
• University/school graduation ceremonies or events
• Holidays or special events
• Swing shifts
• Developments with special visitor, employee or shopping hours or days
• Alternative Project scenarios if required by another City Department or adjacent

jurisdiction
• Analysis of Freeway LOS

2 The “cumulative base” scenario represents existing traffic conditions plus increases in traffic related 
to ambient growth and related projects

3 The “project” scenario is the cumulative base scenario plus the Project trips
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10. Should the traffic study include an analysis of freeway segments, then consultation with 
Caltrans is needed on the capacity analysis methodology used to evaluate state facilities.

11. When determining which intersections should be included in the impact analysis for 
development projects, only signalized intersections should be selected. Unsignalized 
intersections should be evaluated solely to determine the need for the installation of a traffic 
signal or other traffic control device, but will not be included in the impact analysis. When 
choosing which unsignalized intersections will be reviewed, intersections that are adjacentto 
the project or that are expected to be integral to the project’s site access and circulation plan 
should be identified. For these intersections, the overall intersection delay should be 
measured pursuant to procedures accepted by LADOT during the scoping process. If, 
based on the estimated delay, the resultant LOS is E or F in the “future with Project” 
scenario, then the intersection should be evaluated for the potential installation of a new 
traffic signal. The study shall include a traffic signal warrant analysis prepared pursuant to 
Section 353 of LADOT’s Manual of Policies and Procedures and submitted to LADOT for 
review and approval.

H. SIGNIFICANT IMPACT THRESHOLDS

1. A transportation impact at a signalized intersection shall be deemed "significant" in 
accordance with the following table except as otherwise specified in a TSP, ICO or CMP:

SIGNIFICANT TRANSPORTATION IMPACT (V/C Methodology)

Level of 
Service Final V/C Ratio Project-Related Increase In V/C

C > 0.701 - 0.800 equal to or greater than 0.040

D > 0.801 - 0.900 equal to or greater than 0.020

E >0.901-1.000 equal to or greater than 0.010

F Greater than 1.000 equal to or greater than 0.010

For purposes of this calculation, the "Final V/C Ratio" shall mean the future V/C ratio at an 
intersection considering impacts with project, ambient and related Project growth but without 
proposed traffic mitigation. "Project-Related Increase in V/C" shall mean the change in V/C 
between the future V/C ratio with Project, ambient and related project growth but without 
proposed traffic mitigation and the future V/C ratio with ambient and related project growth 
but without Project and proposed traffic mitigation. 2

2. When utilizing the HCM methodology for signalized intersections for transportation 
infrastructure projects, a transportation impact shall be deemed “significant” in accordance 
with the following table:
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SIGNIFICANT TRANSPORTATION IMPACT (Delay Methodology)

Level of 
Service Final Delay Project-Related Increase In Delay

C >20-35 equal to or greater than 6.0 seconds

D >35-55 equal to or greater than 4.0 seconds

E >55-80 equal to or greater than 2.5 seconds

F >80 equal to or greater than 2.5 seconds

For purposes of this calculation, the "Final Delay" shall mean the future delay per vehicle at 
an intersection considering impacts with project, ambient and related Project growth but 
without proposed traffic mitigation. "Project-Related Increase in Delay" shall mean the 
change in delay between the future delay with Project, ambient and related project growth 
but without proposed traffic mitigation and the future delay with ambient and related project 
growth but without Project and proposed traffic mitigation.

3. Commercial projects may be required to conduct residential street impact analysis. A local 
residential street can be potentially impacted based on an increase in the average daily 
traffic volumes. The objective of the residential street analysis is to determine the potential 
for cut-through traffic impacts on a residential street that can result from a Project. Cut- 
through trips are measured as vehicles that bypass a congested arterial or intersection by 
instead opting to travel along a residential street. To address these potential impacts, non- 
restrictive traffic calming measures should be considered and, if deemed warranted, 
implemented to off-set any anticipated impacts. Restrictive traffic calming measures should 
not be considered. See Section J for a description of restrictive and non-restrictive traffic 
calming measures. When selecting residential street segments for analysis during the traffic 
study scoping process, all of the following conditions must be present:

• the proposed project is a non-residential development and not a school

• the arterial is sufficiently congested, such that motorists traveling on the arterial may 
opt to divert to a parallel route through a residential street; the congestion level of the 
arterial can be determined based on the estimated LOS under project conditions of 
the study intersection(s); LOS E and F are considered to represent congested 
conditions

• the Project is projected to add a significant amount of traffic to the congested arterial 
that can potentially shift to an alternative route; Project traffic would need to exceed 
the daily minimum significance thresholds listed below under “Project-Related 
Increase in ADT”

• the local residential street(s) provides motorists with a viable alternative route

A local residential street shall be deemed significantly impacted based on an increase in the 
projected average daily traffic (ADT) volumes as follows:
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Projected ADT with Project-Related
Project (Final ADT) Increase In ADT

0 to 999 120 or more

1,000 to 1,999 12 percent or more of final ADT

2,000 or 2,999 10 percent or more of final ADT

3,000 or more 8 percent or more of final ADT

I. TRANSPORTATION MITIGATION MEASURES

When a Project is expected to result in significant traffic impacts, the Project’s traffic consultant 
should meet with LADOT to discuss potential transportation mitigation options before submitting a 
traffic study. Different transportation mitigation solutions should be explored when attempting to 
mitigate a Project’s significant traffic impact to a level of insignificance. However, since 
sustainability, smart growth and the reduction of greenhouse gas emissions have become prime 
concerns for the City in addition to traditional traffic flow considerations, mitigation programs should 
be developed to first focus on minimizing the demand for trips by single-occupant vehicles through 
trip reduction strategies or by encouraging other modes of travel like public transit and bicycling. 
Therefore, the following mitigation categories, listed in priority order, should be considered when 
evaluating and proposing transportation mitigations:

1. Transportation Demand Management Program (See Section J)
All projects are required to comply with LAMC 12.26-J. For additional trip reduction credits
as traffic mitigation, suggested elements of a TDM program should include, but not be
limited to, the following elements:

a. Implementation of vehicle trip reduction incentives and services for Project 
employees and/or tenants; provide on-site education on alternative transportation 
modes.

b. Implementation of flexible / alternative work schedules and telecommuting 
programs.

c. Provide a bicycle and pedestrian-friendly environment; provide bicycle amenities 
such as secure bicycle racks, lockers and showers for employees.

d. Provide bicycle parking beyond the requirements of the Bicycle Parking 
Ordinance No. 182,386.

e. Enhance the environment for bicycling such as consolidating driveways and 
improving pavement conditions;

f. Financial contribution to the City’s Bicycle Plan Trust Fund.
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g. Implement a Bicycle Friendly Street improvement as identified in the Bicycle Plan; 
such improvements can include curb extensions, wayfinding signage, diverters, 
bicycle loop detection, shared lane markings, etc.

h. Conduct educational workshops for Project employees and/or tenants related to 
the usage of bicycles on streets including how to integrate bicycles use with 
transit use and how to ride next to vehicles.

i. Provide bicycle repair stations for use by Project employees and/or tenants.

j. Provide fully or significantly subsidized transit passes to Project residents and/or 
employees.

k. Implementation of first and last mile solutions that can increase the use of transit 
by bridging the gap between transit stops/stations and a commuter’s origin or final 
destination

l. Implementation of a parking cash-out program.

m. Pursuant to Internal Revenue Code Section 132(f), arrange pre-tax dollar transit 
commute expense accounts to provide transportation fringe benefits to eligible 
employees.

n. Vehicle trip reduction incentives and services affecting visitors to the project, such 
as shoppers, clients, patrons, etc.

o. Financial support for the capital and/or operating costs of enhanced transit or 
van poo I service to the project.

p. Provision of a variety (mixed use) of land uses in close proximity, facilitating trip 
making by walking, cycling or local shuttles.

q. Provision of on-site facilities that encourage the use of alternate forms of 
transportation such as bicycle lanes and amenities, enhanced pedestrian 
connections, telecommuting facilities, etc.

r. Include site trip cap and/or parking cap in trip monitoring agreements.

An initial draft performance-based TDM Program, prepared as outlined in Section J, must be 
included in the traffic study for any Project seeking TDM trip reduction credits. If the TDM 
Program is acceptable to LADOT, the applicant will be allowed to reduce the total Project 
trips by an amount determined to be commensurate with the measures proposed in the TDM 
Program.

2. Transit Capacity and Access Improvements
The elements listed below should be considered when developing transit system strategies. 
The exact mitigation value shall be determined on the basis of the development’s size, type 
of use(s), and the frequency / density of transit service in the vicinity of the Project.

a. Contribution of funds or equipment to increase the capacity of existing transit 
systems (must be coordinated with transit providers)
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b. Transit shuttles provided by applicant (e.g., bus, taxicab, van, etc.)

c. Contributions toward construction or enhancement of transit stations or centers

d. Provision of facilities or equipment which expedite transit flow (e.g., transit priority 
signal systems, HOV lanes, etc.)

e. Contributions toward operation/maintenance costs and/or fleet vehicle replacement 
costs of existing transit service (must be coordinated with providers)

3. Parking Management Measures
a. Contribution of equipment or funds to implement intelligent parking systems, which 

can include the use of new parking meter technology, vehicle sensors, dynamic 
signage, a central management system and a real time parking guidance system. 
Such upgrades should be implemented along appropriate City block faces with 
existing parking meter zones in the vicinity of the development, or at all approaches 
and departures of an impacted intersection.

b. “Unbundling” of parking spaces in multiple unit residential development, e.g., parking 
shall be bought or rented separately when the dwelling units are initially bought or 
rented, enabling discounts for not using parking spaces and/or complementing Flex 
Car or other car sharing programs.

c. “Unbundling” of parking spaces in non-residential development, e.g., employee 
parking is not to be provided free-of-charge and/or parking costs are listed as a 
separate line item in lease agreements. This would be a necessary component of a 
Parking Cash-Out program.

4. Jobs / Housing Balance Measures
A trip reduction mitigation value of up to 10% may be approved for a development that 
incorporates Work Force housing (dwelling units affordable to, and reserved for, sale to Low 
and Moderate Income persons/families as defined in CA Health and Safety Code Section 
50093 who are employed at the development) or which constructs such housing within a 
one-half mile of the development. The exact mitigation value shall be determined based 
upon an analysis of the development size and type of land use, employment type/density, 
and the number of Work Force housing units to be provided. The affordability of the Work 
Force housing units must be guaranteed for a minimum period of thirty (30) years.

5. Traffic Signal Operational Improvements
Traffic signal enhancements that include, but are not limited to, traffic signal phasing 
modifications, new signal installations, signal controller upgrades, CCTV camera 
installations, additional vehicle detector loops, etc., may be considered and provided as 
traffic mitigation or as supplemental measures to proposed intersection mitigations. Signal 
improvements that are considered project-serving or that provide access to the project are 
not considered traffic mitigations. 6

6. Street Widening and Other Physical Improvements
Recommended improvements must be demonstrated to be physically feasible and must 
meet minimum City standards. If a physical mitigation measure is proposed on a future 
“bicycle lane” street (see “Designated Bikeways” in Appendix D of the Bicycle Plan), then the
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mitigation should be designed to accommodate the future bicycle lane. Please see 
Attachment K for a sample intersection mitigation drawing. Particular attention shall be 
paid to resultant sidewalk widths, which should remain adequate for pedestrian activities and 
meet ADA requirements.

7. Street Re-striping and Parking Prohibitions
Generally, street re-striping is not a preferred mitigation measure because it often requires 
parking prohibitions which may cause secondary impacts in certain commercial and 
residential areas. Therefore, any parking impacts should be clearly identified through a 
parking inventory and demand analysis. This analysis should include proposed measures to 
mitigate any such impacts to the extent feasible. Additionally, should the mitigation require 
the permanent removal of a parking meter space, payment to LADOT for lost parking meter 
revenues is required. The current average annual revenue generated by one parking meter 
is $1,000. Therefore, based on this average, the removal of each metered, on-street parking 
space will require payment to LADOT in the amount of the average annual revenue over a 
ten year period (currently estimated at $10,000 per space).

8. Fair Share Contributions
If a traffic study demonstrates that the applicant is responsible for only a portion of a large 
and costly transportation enhancement, such as a bridge or roadway widening project, a fair 
share contribution toward the cost of the improvement may be an acceptable mitigation. Fair 
share contributions are applicable in those cases where there are other proposed 
developments in the vicinity that may also contribute toward the cost of the improvement.

9. TSP Mitigation Trust Fund
If project is located in a TSP area, an applicant may be required to pay "trip fees" into a 
mitigation trust fund for implementation of larger regional projects that are specified in the 
TSP.

10. Infeasible Mitigation Measures
The traffic study should also include a discussion of mitigation measures deemed to be 
infeasible, as appropriate, to record the reason(s) for rejecting these measures.

11. Substitute Mitigations
When no feasible mitigation measure is available, LADOT at its discretion may accept a 
substitute mitigation measure at an adjacent intersection provided that appropriate technical 
analysis is prepared to show the benefit at the impacted intersection.

12. Unmitigated Impacts
For projects with unmitigated traffic impacts that seek a Statement of Overriding 
Considerations, other suitable enhancements should be evaluated and considered that 
would address quality-of-life issues like implementing non-restrictive traffic calming 
measures, traffic safety enhancements, traffic signal timing upgrades, and community 
streetscape features like lighting, landscaping, shade, sidewalk repairs, etc. Such 
improvements, whether voluntary or required, that benefit the community can serve to off-set 
the significant impacts of a project. Also, when no other mitigation measures are available 
and the Project results in unmitigated impacts, the developer should consider revising and 
reducing the scope of the project.

The adequacy and feasibility of each mitigation measure must be determined to the satisfaction of 
LADOT. The final required mitigation measures for the project will be determined by the appropriate
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decision maker (e.g., the City Planning Commission, the City Council). All mitigation measures shall 
comply with the following requirements:

1. Plan Preparation for Physical Mitigation

a. Existing Conditions

i. Prepare preliminary geometric design drawing to a scale 1" = 40' for each of 
the significantly impacted intersections for existing conditions, where 
restriping and/or street widening is a proposed mitigation measure. Make 
field investigations and show all important roadway details, including 
adjacent land use(s), parking restrictions, sidewalks, driveways, lane 
dimensions, roadway striping, curb and right-of-way lines, and "footprints" of 
building line.

ii. Use existing LADOT drawings where available and field check for accuracy 
to reflect current conditions.

iii. Provide copy of current City Bureau of Engineering District Map illustrating 
public rights-of-way on impacted streets.

b. Future Conditions with Mitigation

i. Prepare preliminary geometric design drawing to a scale of 1" = 40' showing 
recommended changes in striping including additional roadway and 
right-of-way necessary to mitigate the significant impact(s) of the project for 
each location where street restriping and/or street widening is a proposed 
mitigation measure.

ii. Plans showing striping modifications should include adequate segments of 
the roadway (approximately 300-400 feet on each leg of the intersection) to 
indicate the appropriate transitions from the existing striping.

c. Standards
Geometric plans shall be prepared on LADOT 24" x 36" standard sheets. If more 
than one mitigation is possible at a given location, separate plans for each alternate 
mitigation measure may be prepared in consultation with LADOT. Mitigation design 
drawings that are processed through the B-permit process should be submitted to 
the LADOT Design Division in Auto-Cad format. The following criteria and standards 
should be used in preparation of plans:

i. Drawings of street improvements must show existing and proposed 
dimensions for:

• Roadway widths
• Right-of-way widths
• Sidewalk widths
• Curb radii
• Location of traffic islands
• Individual lane widths
• Striping "tapers" and "cat-tracks"
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ii. Items to be shown on plans:

• Parking restrictions (existing and proposed), bus stops (existing and 
relocated), driveways, signals, street lights, signs, trees, utility poles 
and catchment basins.

• Type of development of adjacent properties.

iii. Drawings of street improvements must show existing and proposed 
dimensions (typical dimensions are shown below). Increased widths may be 
required for special circumstances such as predominant use by trucks and 
buses, higher design speeds, higher pedestrian volumes, etc.

• Through lane = 10’-11’
• Left turn lane or two-way left-turn median = 10’ -11 ’
• Right turn lane = 12’
• Lane adjacent to curbed median = 12’
• Curb lane without parking = 12’ -13’
• Curb lane with parking = 18’ (low speed) to 20’ (high speed)
• Bike lane without parking = 5’ - 6’
• Bike lane with parking = 13’

Note that modified street standards have been adopted for Downtown Los 
Angeles and the Hollywood Community Plan area which differ from the City’s 
Standard Plan of Street Dimensions.

d. Submit 3 copies of any proposed mitigation plans with the traffic study to the 
appropriate LADOT Planning Office for review and comment by LADOT’s Planning 
Office, District Office, and Design Division.

e. Attach the a.m. and p.m. peak hour lane volume diagram with the geometric design 
plan for each intersection.

f. Revise mitigation plans as required and re-submit the final mitigation plans to 
LADOT for approval.

2. Guarantees of Mitigation Measures
All physical transportation mitigations and associated traffic signal work within the City must 
be guaranteed through the B-Permit process of the Bureau of Engineering, prior to the 
issuance of any building permit and completed prior to the issuance of any certificate of 
occupancy. Temporary certificates of occupancy may be granted in the event of any delay 
through no fault of the applicant, provided that, in each case, the applicant has 
demonstrated reasonable efforts and due diligence to the satisfaction of LADOT. All 
improvements along state highways and freeway ramps require approval from Caltrans. An 
encroachment permit must be obtained from Caltrans for these improvements before the 
issuance of any building permits.

In the event the originally proposed mitigation measure becomes infeasible, a substitute 
mitigation measure may be provided subject to approval by LADOT or other governing 
agency with jurisdiction over the location, upon demonstration that the substitute measure is 
equivalent or superior to the original measure in mitigating the project’s significant impact.
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3. Mitigation Monitoring Program in Draft EIR’s
The necessary components of each mitigation measure in a mitigation monitoring program
should be stated separately for inclusion in the Draft EIR. These include:

a. Identification of the responsible agency for monitoring the measure and the 
designated coordination for all participants

b. Qualifications, if any, of the necessary monitor(s)

c. The proposed schedule of the mitigation monitoring (i.e., dates of start-up, 
observation period, frequency, and completion/termination) - this should be stated for 
physical mitigation measures required during construction as well as those that are 
for the operation/life of the project (e.g., TDM program)

d. Sampling techniques and testing procedures to be used

e. Equipment and materials needed

f. Funding required and sources of funding for monitoring activities by both project and 
City personnel (especially for long-term monitoring activities)

If the City adopts a Citywide Mitigation Monitoring Program, the components of the mitigation
monitoring plan will be modified accordingly.

J. TRANSPORTATION DEMAND MANAGEMENT (TDM) PROGRAM

TDM is a program designed to facilitate the use of alternate transportation modes to decrease 
dependency on single occupancy vehicles. LADOT strongly encourages the development of a 
comprehensive TDM program to eliminate as many new project trips as possible. LAMC 12.26-J 
(which applies only to construction of new, non-residential development in excess of 25,000 square 
feet gross floor area) requires, prior to issuance of a building permit, that the owner or applicant 
agree, by way of a covenant that runs with the land, to provide and maintain minimal TDM 
measures. LAMC 12.26-J is summarized in Attachment L.

LAMC 12.26-J notwithstanding, a consultant may be required to prepare a more comprehensive, 
integrated program of TDM measures. If TDM, Transit, and/or Parking Management strategies are 
claimed as a mitigation of project-related traffic impacts, or if required under any applicable TSP or 
other City ordinances, then the TDM program shall include the following elements:

• Statement of measurable goals to be achieved
• Estimate of trips to be reduced
• Key elements of the program
• Schedule and responsibilities for implementation
• Identification of funding responsibilities
• Method of monitoring program performance
• Contingency plan and/or penalties for failure to achieve goals

If vehicle trips will be reduced by operating or contributing to the operation of transit systems, a 
description of the transit program as well as a letter of support from the related transit service
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provider is required. The transit program shall contain elements similar to the TDM program 
described above. If the project is a mixed-use project that includes housing, LADOT will consider 
reducing the project’s trip generation to account for the internal trip characteristics of the project. 
This credit will be limited to the trips that would be affected by the special features of the project 
relative to ITE or TSP trip generation rates. If the project site is under one ownership or control; is 
uniquely located so as to permit accurate monitoring of all site trips; and extraordinary trip reduction 
goals are proposed, LADOT may recommend a trip cap agreement. Such an agreement typically 
places a cap on the total vehicle trips entering and leaving the site during peak hours and includes a 
monitoring and contingency plan.

K. RESIDENTIAL NEIGHBORHOOD TRAFFIC MANAGEMENT PROGRAM

If the traffic study indicates that the project may potentially result in residential street impacts, then a 
plan to reduce project traffic from traveling through nearby residential areas may be required as part 
of the mitigation program for the project. If neighborhood traffic management (NTM) measures are 
required to off-set potential residential street impacts, then, prior to project occupancy, the applicant 
shall conduct public outreach and develop a NTM plan, in consultation with LADOT, the affected 
Council District office and the affected neighborhood. Coordination with the appropriate Council 
District office may be necessary to designate the stakeholders that should facilitate the public 
outreach. The applicant shall also be responsible for conducting the engineering evaluation of the 
potential measures to determine the feasibility in regards to drainage, constructability, street design, 
etc. The applicant shall also be responsible in implementing any NTM measures approved by 
LADOT and supported by stakeholders. Prior to the outreach, a cost estimate on the potential NTM 
plan shall be determined in consultation with LADOT. The cost should be commensurate with the 
size of the project and with the level of residential street impacts that are expected. The 
development of the plan shall include the analysis of any relevant traffic data, roadway 
characteristics and conditions of the impacted residential street segments identified in the study.

The NTM plan should focus solely on implementing non-restrictive traffic calming, which may 
include, but are not limited to, traffic circles, speed humps, roadway narrowing effects (raised 
medians, traffic chokers, etc.), landscaping features, roadway striping changes, and stop sign 
pattern. Restrictive measures such as turn restrictions, physical barriers, signal metering, etc., 
should not be considered since these measures can potentially lead to the diversion of traffic from 
one street to another, or one neighborhood to another. The NTM plan should also consider and 
evaluate neighborhood improvements that can offset the effects of added traffic, including street 
trees, sidewalks, landscaping, neighborhood identification features, and pedestrian amenities. Such 
measures can support trip reduction efforts by encouraging walking, bicycling, and the use of public 
transit. As with other mitigation measures, any required NTM measures on City streets must be 
implemented prior to the issuance of any certificates of occupancy. A temporary certificate of 
occupancy may be granted in the event of any delay through no fault of the applicant, provided that 
the applicant has demonstrated reasonable efforts and due diligence to the satisfaction of LADOT. 
The NTM plan shall be prepared in conformance with the guidelines established by LADOT and 
should contain, at a minimum, the following elements:

• Description of existing facilities and neighborhood traffic conditions
• Description of proposed neighborhood traffic controls, including sketches of specific street 

modifications
• Analysis of any change in existing or future traffic patterns as a result of implementation of 

the plan
• Implementation and monitoring program
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L. LADOT CONTACTS

Thank you for your cooperation. If you have any questions, please call the appropriate LADOT 
Development Services Division office as follows:

• Metro Development Review 
100 S. Main Street, 9th Floor 
Los Angeles, CA 90012
(213) 972-8482 or (213) 972-8481 
Fax (213) 972-8418
Coverage area includes all areas south of Mulholland Drive, east of Robertson Boulevard 
and north of the San Pedro Community Plan area.

• West Los Angeles Development Review 
7166 W. Manchester Avenue
Los Angeles, CA 90045 
(213) 485-1062 
Fax (213) 485-1285
Coverage area includes San Pedro and all areas south of Mulholland Drive and west of 
Robertson Boulevard

• Valley Development Review
6262 Van Nuys Boulevard, 3rd Floor 
Van Nuys, CA 91401 
(818) 374-4699 
FAX (818) 374-4696
Coverage area includes the entire San Fernando Valley north of Mulholland Drive

• LADOT City-wide One-Stop Counter 
201 N. Figueroa Street, 4th Floor 
Los Angeles, CA 90012
(213) 482-7024
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ATTACHMENT A

ACRONYMS

ADA Americans with Disabilities Act
ADT Average Daily Traffic
AQMD Air Quality Management District (SCAQMD)
ATCS Adaptive Traffic Control System
ATS AC Automated Traffic Surveillance and Control
AVR Average Vehicle Ridership
BOE Bureau of Engineering
CALTRANS California Department of Transportation
CEQA California Environmental Quality Act
CMA Critical Movement Analysis
CMP Congestion Management Program
CRA Community Redevelopment Agency
DCP Department of City Planning
DEIR Draft Environmental Impact Report
EIR Environmental Impact Report
ICO Interim Control Ordinance
ITE Institute of Transportation Engineers
LADOT Los Angeles Department of Transportation
LACMTA Los Angeles County Metropolitan Transportation Authority
LAMC Los Angeles Municipal Code
LOS Level of Service
MOU Memorandum of Understanding
NOP Notice of Preparation
NTM Neighborhood Traffic Management
SCAG Southern California Association of Governments
TDM Transportation Demand Management
TIA Traffic Impact Analysis
TSM Traffic System Management
TSP Transportation Specific Plan
VMT Vehicle Miles Traveled
V/C Volume to Capacity Ratio



ATTACHMENT B

LADOT REVIEW PROCESS FOR TRAFFIC STUDY

STEP

Preliminary discussion with Consultant/Developer 
on project description including site plan

Scoping of Traffic Study 
with the consultant

Consultant and LADOT execute an MOU 
(fees may apply per LAMC 19.15)

Consultant/Developer pays review 
fee and submits Traffic Study

LADOT prepares initial comments 
on the traffic study, if necessary

Consultant submits corrections/revisions to the 
traffic study, if necessary

LADOT prepares initial comments on proposed mitigation 
measures, if necessary

Consultant submits corrections/revisions on proposed mitigation 
measures, if necessary, and electronic copy of traffic study

LADOT issues an assessment letter
9
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Purpose

This Section provides the basic criteria for review of driveway designs.

The Department of Transportation (DOT) has a broad responsibility to ensure the safe and 
efficient use of City streets. The impact on streets is influenced by the design and use of off- 
street parking and loading facilities to accept and discharge vehicles. The goal of good 
driveway design is to minimize adverse effects on street traffic.

II. Conditions of Tracts or Other Actions

DOT requirements of driveways, prohibitions of driveways on certain streets, limitations of 
turning movements, and other conditions are often imposed through:

A. Zone Changes: These requirements usually originate in DOT during the zoning review 
process and are adopted by the Council.

B. Conditional Uses: Hearing examiners obtain the recommendations of DOT and often 
include traffic requirements.

C. Tract Review: All Tract maps are subject to approval by the Advisory Agency (i.e., a 
deputy of the Director of Planning). The Advisory Agency is assisted by the Subdivision 
Committee, on which DOT is represented. The Advisory Agency frequently includes 
traffic requirements in its final determination.

It is necessary in many cases to “clear” these traffic requirements, i.e., certify that they have 
been carried out. This is done by DOT’S representative on the Subdivision Committee, who 
must approve any plans affected by such requirements.

III. Code Requirements

The Los Angeles Municipal Code (LAMC) specifically requires DOT to carry out certain 
functions with relation to off-street parking facilities. The Bureau of Transportation Programs 
and Development Review of the Department serves as a review agency for driveways and 
other off-street uses through the required approval of Building Permit Applications. Relevant 
Municipal Code Sections are:

12.21 A-4(g)
12.21 A-5(e)
12.21 A-5(i)
12.21 A-5(j)
12.21 C-6(a)



PAGE DATE SECTION SUBJECT Department of Transportation
2 02/2003 321 DRIVEWAY DESIGN MANUAL OF POLICIES & PROCEDURES

See Appendix C for further information.

IV. Definitions

For purposes of this Section, certain terms and words are defined as follows:

A. Arterial Highway - A street that either:

1. Accommodates 10,000 or more vpd (vehicle trips per typical weekday), or

2. Is designated as a Major or Secondary Highway on the City’s Highways and Freeways 
Plan.

B. Collector Street - A street that either:

1. Accommodates more than 1500 but less than 10,000 vpd, or

2. Is a designated Collector Street on the applicable Community Plan.

V. Driveway Location Planning

The basic principle of driveway location planning is to minimize possible conflicts between 
users of the parking facility and users of the abutting street system. The public interest 
requires optimum capacity of streets and highways to carry traffic with minimum potential for 
traffic accidents. The safety of pedestrians is also considered.

This calls for the minimum number of driveways, consistent with street and lot capacity, 
located on streets with the least traffic volume, when there is a choice. Driveways should 
provide high-entry capacity from the abutting street. To determine if a facility will meet the 
desired criteria, it is necessary to check location of driveways, size of driveways, number of 
driveways, operation and design of entrances and exits, and internal circulation.

A. Number of Driveways Along Arterial Frontage

Driveways should not be permitted along arterial highways where the proposed development 
is:

1. Residential, and access is possible using an alley or non-arterial street, or

2. Industrial or commercial, and

a. At the intersection of the arterial highway with a non-arterial street, and

b. Access is possible along the non-arterial frontage.
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Otherwise the maximum number of driveways along arterial frontage should be:

Maximum Number of Driveways Along Arterial Frontage
FRONTAGE (FEET) NO. OF DRIVEWAYS

0 to 200 11

200+ to 400 2

For every additional 400 feet of frontage, 1 additional driveway is allowed. However, for 
minimum distance between driveways see Sub-Section V.D. Exceptions may be granted by 
the Transportation Engineer in charge based on review of specific project design or capacity 
needs (see Appendix A).

B. Location of Driveways Adjacent to Intersections

Driveways should be located such that two-way left turn lane channelization will provide 
storage space for left-turn entry, and for refuge for left-turn exiting. Where the arterial does 
not have two-way left turn lane median channelization, the driveway should be as far from 
the intersecting street as possible.

Driveways on arterial highways serving lots with frontages greater than 250 feet should not 
be placed within 150 feet of the adjacent street. Driveways on collector or local streets 
serving lots with frontages greater than 250 feet should not be placed within 75 feet of the 
adjacent street.

Turning prohibitions should be considered on approvals whenever the following would occur 
and an alternate ingress/egress point is not available:

a) Entering vehicles would need to make left-turns from the number one thorough lane of 
an arterial highway.

b) Exiting vehicles making left-turns to an arterial highway would be required to turn 
through the queue from adjacent signalized intersections and the exiting vehicle would 
cross a left-turn lane or on an unchannelized street from within 150 of the crosswalk 
at the signal.

c) When the proposed driveway causes a signalized T-intersection to become a left- 
jogged intersection and the proposed driveway becomes the right-jogged jog, the 
exiting driveway vehicles making left-turn movements shall be prohibited unless a new 
design for the newly-formed left-jogged intersection will signalize both jogged legs.

Where alternate access does not exist for a proposed driveway, turn restrictions may be 
considered, as authorized by the Transportation Engineer of the appropriate district office 
of the Transportation Engineer of the Signal Systems and Research Section.

1 Two driveways may be approved if they are to each be one-way (i.e. one ingress 
only and one egress only).
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Modifications to channelization to make proposed driveway locations acceptable shall be 
paid for by the permittee requesting the change, prior to approval of the permit. Such 
modifications shall be approved by the Transportation Engineer of the appropriate district 
office.

C. Driveways at Tee Intersections

Driveways for properties at the top of a “T” intersection are to be centered within one foot of 
the prolongation of the terminating street center line. The driveway at the top of the T- 
intersection should be a Case 3 type driveway in a residential area, and a Case 4 type 
driveway in a commercial area (see attached Department of Public Works Standard Plan 
No. S-440-3). Where this is not possible, the driveway should conform to Sub-Section V.B 
(Location of Driveways Adjacent to Intersections).

D. Distance between Driveways

Wherever possible, two-way driveways should be separated by a minimum of 50 feet of full 
height curb to minimize conflict between vehicles using the adjoining driveways.

VI. Driveway Design

A. Basic Principles

Driveways should be designed to minimize possible conflicts between users of parking 
facilities and users of abutting street systems. The design should address pedestrian 
safety, sight distance, width of the lane from which the right turns into the driveway are 
made (i.e. 12 foot curb lane requires a wider driveway), size and turning characteristics of 
vehicles using the driveway (i.e. delivery trucks require wider driveways), complexity of 
vehicular movements, density of traffic on the abutting street (traffic and street width), speed 
of vehicles on the abutting street, arrival or departure rate of vehicles using the driveway, 
and any other considerations that would affect the safety and efficient use of City streets. It 
should be recognized that driveway design recommendations may vary depending upon site 
constraints, location, and usage. Existing driveways can be approved as constructed if the 
project which has necessitated their review is of limited scope or is re-striping only.

B. Width of Driveways

Not withstanding existing Code requirements, the following driveway widths are 
recommended:
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Recommended Widths of Driveways ^ 
(1/1/dimension of driveway apron, in feet)2

Type of Development Two-Way One-Way
Commercial 30 ft 16 ft
Industrial 30 ft 16 ft
Single Family Residential

1 or 2 car garage 18 ft -

3 or more car garage 26 ft -

Multi-Family Residential
More than 25 spaces 30 ft 16 ft
5 to 25 spaces 28 ft 16 ft

Less than 5 spaces 18ft 16 ft

These recommended widths assume standard passenger vehicles turning right from an 18 
foot wide curb lane under typical conditions. Wider driveways may be appropriate to 
accommodate large commercial vehicles or multiple entry lanes. Shorter driveway widths 
may be considered where it may be more appropriate to use narrower driveway or field 
conditions preclude use of recommended widths.

When larger vehicles and trucks are going to be the predominant users of a particular 
driveway, turning templates shall be utilized to develop a driveway width that can safely and 
expeditiously accommodate the prevalent type of ingress and egress traffic.

/t\

<r Drive Aisle Width
Reservoir Distance to 
Gate/First Parking Space

Prq£ert^J_ine_ __ 
(after dedication)

Curb Face

X
V

w
/ V ?

X

Sidewalk

2 See attached Department of Public Works Standard Plan No. S-440-3.
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Driveway widths (W dimension) are intended to facilitate turning movements such that 
vehicles entering and exiting do not interfere with one another. The W dimension will 
commonly be larger than the on-site aisle width. This allows vehicles to enter from or to curb 
lanes without interfering with one another or hitting the X (sloping) portion of the curb.

C. Street-Type Driveways

Where a large parking facility is being constructed with signalized access along an arterial 
highway, a street-type driveway (i.e. having curb returns instead of sloping sides) with full 
height curb returns approximately 25 feet in radii will be required if the expected peak 
volume exceeds 250 cars per hour or 50 trucks per hour3 or a traffic signal with normal 
signal operation is designed for the driveway. Standard driveway design may be used for 
driveways with signal flashing red operations. All new traffic signals must be warranted and 
approved by the Bureau of Traffic Management of DOT.

D. One-Way Driveways

One-way driveways should be permitted only if one-way-only usage is assured by:

1. Angled parking stalls, or

2. Other positive control (e.g. tire spikes or mechanical gate).

E. Reservoir and Maneuvering Space

Any entrance driveway from an arterial highway should provide reservoir space between the 
back of the sidewalk and the first parking stall.

Minimum Clear Reservoir Distance (feet)

Total Spaces Reservoir

Up to 100 20
101 to 300 40
More than 300 60

Where more than 300 parking spaces are provided or where ticket dispensers and/or 
mechanical gates are used, the reservoir should be based upon calculated “traffic 
intensity” for each street access (see Appendices A & B). Gates or guard booths should 
be set back far enough from the back of the sidewalk to ensure that entering or exiting 
vehicles will not block sidewalk, signalized crosswalks or extend into street. The 
reservoir distance between the driveway approach limit lines and gates/or guard booths 
should provide sufficient vehicle storage space for traffic queuing during the duration of 
red indication, if the driveway is controlled by a traffic signal with normal operations.

3 Decisions require concurrence by Bureau of Engineering, Department of Public Works.
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F. Each parking space, parking area, or loading area should be located such that vehicle 
maneuvers can be accomplished without driving onto the public right-of-way, except an 
alley.

G. Drive-up service windows should be designed as drive-out-only facilities with adequate 
storage off-street to accommodate waiting vehicles. Reservoir space should be based 
upon calculated “traffic intensity”.

VII. Internal Circulation

LAMC Section 12.21 A-5 (j) (see Appendix C) provides authority for DOT review of the 
Internal Circulation. “All portions of a public parking area or public garage shall be 
accessible to all other portions thereof without requiring the use of any public street, unless 
the Department of Transportation determines that such use is not detrimental to the flow of 
traffic.” The purpose of this section is to prevent (or control) the use of public streets for 
circulating between one part of a parking facility and another. Exceptions to this policy:

A. Residential Parking Areas - Parking areas for occupants of residential buildings are not 
“public,” therefore, this section is not applicable to residential parking areas. Parking 
areas for visitors to residential buildings, however, are public. LAMC (Section 12.03).

B. Off-site Parking Facilities - LAMC Section 12.21 A-4(g) (see Appendix C) permits the 
provision of parking facilities within a certain distance of the building site. This provides 
that off-site parking facilities may be separated by public streets. However, each such 
facility should conform to the internal circulation test.

C. Employee Parking - Some parking for industrial or commercial facilities may be assigned 
(by a note on the building plans) “for use by employees only”. However, in approving an 
exception, care should be taken to ensure that parking spaces are assigned and that the 
facility is not likely to be used for parking by customers or other visitors.

Parking stalls shall not be designed so that a vehicle is required to back out onto any public 
street or sidewalk. Parking stalls that serve two dwelling units or less with driveway access 
that is not from a major or secondary highway are exempt from this restriction. (LAMC 
Section 12.21 A-5 (i), see Appendix C)

VIII. Loading Docks

In the review of plans for driveways or parking facilities, DOT also reviews the design, location, 
and adequacy of truck loading docks.

Back-in or back-out loading facilities should not be permitted along arterial highways or 
collector streets. It is the policy of this Department to approve only those designs which 
entirely remove loading operations from these classification of streets.

Back-in loading facilities may be permitted on commercially-developed local streets if off-street 
space is insufficient for truck maneuvering. These back-in loading facilities should have a 
minimum reservoir area of 45 feet back of sidewalk. If all or a portion of the back-in loading 
facility is within a building, the reservoir area should be depressed to prevent other use of the 
reservoir space.
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APPENDIX A - PARKING CONTROL SERVICE RATE

Typical Service Rates Per Lane4

Average
Headway Capacity

Type of Control_________________ (SecA/eh) (Veh/Hr)

Entering:

Clear aisle, no control 3.6 1,000
Ticket dispenser, no gate 5.0 720
Time stamp and handed to driver 8.5 425
Coded-card operated gate 8.9 405
Cashier, flat fee, no gate

No information given 9.2 390
Direction-info needed 14.8 250

Ticket dispenser with gate
Sharp turn @ approach 9.5 380
Easy direct approach 5.5 650

Coin-operated gate 20.4 175
Internal:

Clear aisle or ramp, no parking 2.0 1,800
Straight ramp w/bend @ end 2.2 1,650
Circular ramp, 30' R @ C/L 2.2 1,650
Aisle with adjacent 9' x 18' stalls

Inbound 3.5 1,040
Outbound 8.6 420

Exiting:
Light street congestion 7.2 500
Moderate street congestion 9.0 400
Coded card/token-operated gate 9.0 400
Cashier, flat fee with gate 13.4 270
Cashier, variable fee with gate 19.5 185
Coin operated gate 20.4 175

4 Assumes no significant interference by pedestrians, other traffic, etc.
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APPENDIX B

RESERVOIR NEEDS
VS. TRAFFIC INTENSITY

Not exceeded ------
> 1 Peak hdur in 100

Not exceeded -------
>5 Peak hours in 100

Average queuf length

Minimum

0 0.2 0.4 0.6 0.8 1.0

TRAFFIC INTENSITY
(PEAK-HOUR ARRIVAL RATE - TYPICAL SERVICE RATE)

Assumptions: Arrivals follow a Poisson Distribution.
Service rate can be represented by an exponential probability function. 
Flow is equally divided between each line if more than one if available.

Notes:

1. To obtain total reservoir length, use 20 feet per vehicle + 20 feet for the service position (or 12 
feet to the driver of the vehicle in the service position).

2. For peak-hour arrival rate contact City-Wide Planning Coordination Section at (213) 482-7024.
3. See Appendix A for parking control service rate.
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APPENDIX C - LOS ANGELES MUNICIPAL CODE REFERENCES

1. Section 12.21 A-4(g) Location of Parking Area. The automobile parking spaces required by 
paragraphs (b), (c), (d), and (e) hereof, shall be provided either on the same lot as the use for 
which they are intended to serve or on another lot not more than 750 feet distant therefrom; 
said distance to be measured horizontally along the streets between two lots, expect that 
where the parking area is located adjacent to an alley, public walk or private easement which 
is easily useable for pedestrian travel between the parking area and the use it is to serve, the 
750-foot distance may be measured along said alley, walk or easement (Amended by Ord. 
No. 145,088, Eff. 10/20/73.)

2. Section 12.21 A-5(e) Driveway Location. Access driveways to every parking area and garage 
shall be designated in accordance with Section 62.105.1,62.105.2, 62.105.3 and 62.105.4 for 
this Code, and in a manner to provide the minimum practical interference with the use of 
adjacent property and with pedestrian or vehicular traffic.

Such driveways shall be located in accordance with a plan approved by the Department of 
Building and Safety in the following instances:

a. On a lot in a “P” (including any combination with an “A” or “R” Zone) or “PB” Zone.

b. For every parking area and garage having a capacity of more than 25 automobiles or 
trucks.

The Department of Building and Safety shall disapprove any plan which it determines fails to 
meet the standards established by this Paragraph.

3. Section 12.21 A-5(i) Parking stall Location. Each automobile parking stall shall be so located 
that:

a. No automobile is required to back onto any public street or sidewalk to leave the parking 
stall, parking bay or driveway, except where such parking stalls, parking bays or driveways 
serve not more than two dwelling units and where the driveway access is to a street other 
than a major or secondary highway. (Amended by Ord. No. 151,608, Eff. 11/27/78.)

b. Parking maneuvers can be accomplished without driving onto that portion of a required 
front yard where driveways are prohibited. Car stops or other barriers shall be provided in 
accordance with Section 12.21 A-6. (Amended by Ord. No. 144,082, Eff. 12/11/72.)

4. Section 12.21 A-5(i) Internal Circulation. All portions of a public parking area or public garage 
shall be accessible to all other portions thereof without requiring the use of any public street, 
unless the Department of Transportation determines that such use is not detrimental to the 
flow of traffic. (Amended by Ord. No. 152,425, Eff. 6/29/79.) 5

5. Section 12.21 C-6(a) Loading Space. A loading space shall be provided and maintained on 
the same lot with every hospital, hotel, or institution building. A loading space shall be 
provided and maintained on the same lot with every building in the “C” or “M” Zones, where 
the lot on which said building is located abuts an alley, provided that when the lot is occupied 
by a use, such as a service station or drive-in business, in which the building covers less than
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the total buildable area, a suitable loading space must be provided, but it need not comply with 
all the provisions of this section if its location, size and means of access are approved by the 
Department of Building and Safety.

EXCEPTION: No loading space shall be required on a lot that abuts an alley in the “C” or “M” 
Zones when all the buildings are erected, structurally altered, enlarged, or maintained and 
used solely as dwellings or apartment houses and the total number of dwelling units on the lot 
does not exceed 20. (Amended by Ord. No. 138,685, Eff. 7/10/69.)
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CASE I CASE 2

CASE 4

STANDARD PLAN NO. S-440-3 VAULT INO€X 8-3690 SHC6T 2 Of 2 3HCCT3
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STANDARD STREET CONDITIONS

1. City Council may, by ordinance, adopt specific standards for individual 
streets which differ from these official standard street dimensions. 
Community Plans should be reviewed for designation of Pedestrian 
Priority Street Segments of arterial streets which would require wider 
sidewalks than those indicated on this Standard Plon.

2. Sidewalk widths for non-arterial streets shall be the minimum shown 
hereon. Greater widths, up to full width between curb and property line, 
with tree wells, shall be required where commercial and multiple residential 
frontage, schools, areas of heavy pedestrian traffic or other special 
circumstances indicate the need.

3. Except for special conditions or as otherwise provided, sidewalk shall 
be placed as close to the property line as possible.

4. Where sidewalk is constructed adjacent to the curb it shall have a 
minimum width of 10 feet inclusive of curb thickness except for 
hillside streets, noncontinuous local streets and industrial streets.

5. Where sidewalk is constructed on the fill or low side of a hillside 
street, a berm may be required on private property.

6. Easements may be required in addition to the widths shown hereon, 
where necessary for the installation of public utilities or for widened 
sidewalks (minimum 15—foot width) adjacent to transit stations.

7. Fifty-foot curb radii (instead of the standard 35' curb radii) shall be 
provided for cul-de-sacs in industrial areas.

8. Private street development should conform to the standard public street 
dimensions shown on this sheet, where appropriate. Variations may
be approved on a case-by-cose basis.

9. For intersections of streets the following dedications shall apply:
a. Intersections of arterial streets with any other street: 15’x15’ 

cut corner OR 20’ curved corner radius.
b. Intersections of non-orteriol and/or hillside streets: 1Q’x10’ cut 

corner OR 15’ curved corner radius.

10. Hillside Collector Streets. In hillside areas where topography or other
environmental considerations, documented to the satisfaction of the City 
Engineer, would render full street improvements infeasible, the roadway 
width of the hillside collector street may be reduced to no less than 
32 feet, provided that parking is limited to one side only.

STANDARD PUN NO. S—470—0 VAULT MKX NUUBtRQ-4428 SHEET 2 OF 2 SHEETS



ATTACHMENT E - TRAFFIC STUDY MEMORANDUM OF UNDERSTANDING (MOU)

This MOU acknowledges that the traffic study for the following project will be prepared in accordance with the 
latest version of LADOT’s Traffic Study Policies and Procedures:

Project Name:__________________________________________________________________________________

Project Address:________________________________________________________________________________

Project Description:_____________________________________________________________________________

Geographic Distribution: N________% S_________%E_________%W________ %
Attach graphic illustrating project trip distribution percentages at the studied intersections

Trip Generation Rate(s): ITE 9th Edition / Other_______________________________
Attach trip generation table with a description of the proposed land uses, ITE rates, estimated morning and 
afternoon peak hour volumes (ins/outs/totals), proposed trip credits, etc.

jn out total

AM Trips _______ ________ ________
PM Trips _______ ________ ________

Project Buildout Year: _____________ Ambient or CMP Growth Rate: _________ % Per Yr.
Related Projects: (to be researched by the consultant and approved by LADOT)

Subject to Freeway Impact Analysis in addition to CMP Analysis: ___ .YES ___ NO
(freeway analysis screening filter should be included in this MOU; selecting “yes” implies that at least one criteria was satisfied)

Study Intersections
(Subject to LADOT revision after initial impact analysis)

1. 6.

2. 7.

3. 8.

4. 9.

5. 10.

Trip Credits: (Exact amount of credit subject to approval by LADOT)

Yes No

Transit Usage

Transportation Demand Management

Existing Active Land Use

Previous Land Use

Internal Trip

Pass-By Trip

Consultant Developer
Name________________________________________________ ____________________________
Address______________________________________________  _____________________________
Phone No._____________________________________________ _____________________________
E-Mail _______________________________________________ ____________________________

Approved by:______________________________________ _________________________
Consultants Representative Date LADOT Representative Date



ATTACHMENT F

TRAFFIC STUDY MAPS AND FIGURES

The traffic study should include the following maps unless otherwise specified during the
scoping process:

1. Area map showing Project location.

2. Area map showing location of related projects (table should be included indicating 
location, size, name, description and trip generation of each related project).

3. Site map showing study intersections and distance of the Project driveway(s) from the 
adjacent intersections. Include location and identification of all major buildings, 
driveways, parking areas and loading docks of the Project.

4. Map(s) showing the "existing" (specify base year) traffic volumes for both the a.m. and 
p.m. peak hours at the study intersections and the average daily traffic (ADT) on any 
analyzed street segments.

5. Map(s) showing future traffic volumes with ambient growth without Project at the study 
intersections and street segments. This map should specify the future year used in the 
impact analysis and should be based on the expected date of project buildout. The 
future year identified in this step shall remain consistent for all other maps described 
below that illustrate future traffic projections.

6. Map(s) showing traffic generated by the related projects only. Use separate map for 
similar land uses (e.g. retail, office, residential, industrial/manufacturing) with similar trip 
distribution patterns (as they affect the study intersections and freeway locations).

7. Map(s) showing total future “cumulative base” traffic volumes without Project at the study 
intersections, freeway locations and street segments (add steps 5 and 6).

8. Map(s) showing Project trip distribution percentages (inbound and outbound) at the 
study intersections, freeway locations and project driveway(s). This map must be 
pre-approved by LADOT and included in the MOU.

9. Map(s) showing estimated Project-only traffic volumes at the study intersections, Project 
driveway(s), freeway locations and street segments.

10. Map(s) showing total existing traffic volumes with Project at the study intersections, 
project driveway(s), freeway locations and street segments (add steps 4 and 9).

11. Map(s) showing total future traffic volumes with Project at the study intersections, project 
driveway(s), freeway locations and street segments (add steps 7 and 9). 12

12. Map showing existing and projected transit lines.



ATTACHMENT G

Traffic Study Checklist

The following checklist highlights key requirements that are critical to LADOT’s review of 
the traffic study in addition to the requirements listed in the Traffic Study Policies and 
Procedures. To avoid any delays in the review process, please provide the following:

□ Hard copy and PDF electronic copy of the traffic study

□ Legible site plan showing driveway locations, loading/unloading area, and any 
proposed highway dedication and widening

□ Traffic study review fee

□ Conceptual drawings of the proposed mitigation measures in hard copy and PDF 
electronic copy

□ Traffic volumes counts in LADOT format

□ City Planning Case Number (if applicable)

□ Existing-use documentation (i.e., certificate of occupancy, lease agreements, 
utility bills, etc.)

□ Traffic signal warrant sheets (if applicable)

□ Traffic study shall be stamped by a Registered Traffic Engineer

LADOT Use Only

“Deemed Complete” by: _____________________ Date:



ATTACHMENT H

City Of Los Angeles
Department Of Transportation

MANUAL TRAFFIC COUNT SUMMARY
STREET:
North/South BROADWAY

East/West 75TH ST

Day: MONDAY Date: JULY 16,2007 Weather: SUNNY

Hours: 7-10AM 2-5PM

School Day: YES District: CENTRAL I/S CODE 1451

N/B S/B E/B W/B
DUAL
WHEELED 101 139 3 6
BIKES 0 11 0 0
BUSES 0 98 0 0

N/B TIME S/B TIME E/B TIME W/B TIME

AM PK 15 MIN 329 7.15 168 7.45 5 8.00 28 7.15

PM PK 15 MIN 174 2.15 273 4.45 12 2.15 56 2.30

AM PK HOUR 1230 7.15 625 7.15 14 7.15 106 7.15

PM PK HOUR 609 2.00 1002 4.00 33 2.00 111 2.15

NORTHBOUND Approach SOUTHBOUND Approach TOTAL

Hours Lt Th Rt Total Hours Lt Th Rt Total
7-8 7 1056 94 1157 7-8 47 550 11 608
8-9 4 806 63 873 8-9 32 459 5 496
9-10 2 529 10 541 9-10 10 374 4 388
2-3 9 518 82 609 2-3 33 679 12 724
3-4 5 448 19 472 3-4 30 816 16 862
4-5 8 514 21 543 4-5 20 973 9 1002

TOTAL 35 3871 289 4195 TOTAL 172 3851 57 4080

N-S
1765
1369
929

1333
1334 
1545

8275

EASTBOUND Approach WESTBOUND Approach

Hours Lt Th Rt Total Hours Lt Th Rt Total
7-8 1 2 10 13 7-8 43 4 54 101
8-9 2 2 4 8 8-9 32 2 34 68
9-10 6 0 7 13 9-10 18 1 19 38
2-3 6 5 22 33 2-3 42 5 60 107
3-4 6 6 10 22 3-4 34 2 27 63
4-5 9 4 9 22 4-5 32 5 27 64

30 19 62 111 TOTAL 201 19 221 441

TOTAL

E-W
114

____ 76
____ 51

140
____ 85

86 552

552

XING S/L

Ped Sch
63 25
30 8
4 0

89 40
12 4
16 0

214 77

XING W/L 

Ped Sch
70 39
46 11
30 3

103 100
63 18
48 11

360 182

XING N/L

Ped Sch
0 0
2 0
1 0
0 0
4 0
5 0

12

XING E/L

Ped Sch
45 2
35 1
12 0
74 25
38 7
32 0

236 35

(Rev Oct 06}



ATTACHMENT I

PASS-BY TRIP RATES

PASS-BY TRIP 
DISCOUNT RATE LAND USE CATEGORY

10%
Shopping Center 600,000 sf or more, Quality Restaurant, Specialty Retail, 
Furniture Store, Medical Office, Day Care, Theater/Cinema, Auto 
Sales/Repair

15% Discount Club, Discount Store

20%
Shopping Center 300,000 to less than 600,000 sf, Bank/Savings & Loan, 
High Turnover Restaurant, CarWash, Hardware/Lumber Store, Garden 
Center, Recreation/Health Club

30% Shopping Center 100,000 to less than 300,000 sf, Auto Parts,
Music/Video Store

40% Shopping Center 50,000 to less than 100,000 sf, Supermarket, Drugstore, 
Bookstore

50%
Shopping Center less than 50,000 sf, Fast Food Restaurant, 
Gasoline/Service Station, Convenience Market, Flower/Bakery/Yogurt 
Shop, Dry Cleaner, Liquor Store

Note: These rates are derived from surveys published in the “Trip Generation Handbook: 
An ITE Recommended Practice,” 2003.



ATTACHMENT J

£JUOT Level of Service Workheet
lA ferwml (Circular 212 Method)

*$S: Norui-Bouih sn-JtrLaaSSlieMlwrt
f*sJ-Wos1 Sir Wit, TwnplB 9ft**

Tonf Of Count 20M 
WoJoulkinYfcfr: 702B

TtaibfaflM&wMhi; l%|
Peak Hour

fl.75
PM

Conch!curd by 
Reviewed b,

Chits
Chile

Odhr
Projael

t'lfuZOI'
TESTING ONLy

No. of Phase* 3 i 3 3 3
OT(w»Mi01n*-NS-1.UHM •> 6ae<4? 0 0 0 0 0

Ridit Turns: FREE-1. NRTOR-2 or OLA-3? NB- 0 SB 0 USB— 0 St- 0 NB- 0 SB- 0 NB— 0 SB- 0 NB- 0 SB- 0
EB- 0 WB- 0 EB- 0 WB- 0 EB- 0 WB- 0 EB- 0 WB-* 0 EB- 0 WB- 0

ATSAC-1 or*lTTBKC»ATCS2? 1 1 1 1 1
Override Capacity 0 0 0 0 0

EXISTING CONDITION EXISTING PLUS PROJECT FUTURE CONDITION W/O PROJECT FUTURE CONDITION W/ PROJECT FUTURE W/ PROJECT W/ MITIGATION

MOVEMENT No. of Lane Protect Total Lane Added Total No. of Lane Added Total No. of Lane Added Total No. of Lane
Volume Lanes Volume Traffic Volume Volume Volume Volume Lanes Volume Volume Volume Lanes Volume Volume Volume Lanes Volume

Left 60 1 60 5 65 65 0 65 1 65 0 65 1 65 0 65 1 65
z -*| Left-Through 0 0 0 0
o j Through m2 1 831 141 1763 902 93 1676 1 949 15 1891 1 956 0 1891 1 956
m
E L. Through-Right 1 1 1 1
t—K r Rish' 19 0 19 2 21 21 0 21 0 21 0 21 0 21 0 21 0 21
o •4- LBft-TtaDU«W®ght 0 0 0 0

~Y~ Left-Right 0 0 0 0

V- Left 83 1 83 7 90 90 76 166 1 166 0 166 1 166 0 166 1 166Clz Left-Through 0 0 0 0
o j Through 716 1 462 61 777 501 155 932 1 579 0 932 1 579 0 932 1 579
10X Through Riylit 1 1 1 1
1- _J Right 207 0 207 18 225 225 0 225 0 225 0 225 0 225 0 225 0 225
o -f- Left-Through-Right 0 0 0 0

1 Left-Right 0 0 0 0

-> Left 29 t 29 2 31 31 0 31 1 31 0 31 1 31 0 31 1 31
az -C- Left-Through 0 0 0 0
=> —- Through 565 1 401 48 613 435 107 720 1 507 0 720 1 507 0 720 2 360
m T Through-Right 1 1 1 0
1—
CO ") RiSht 237 0 237 2® 257 257 37 294 0 294 0 294 0 294 0 294 1 262
Ul -V Left-Through-Right 0 0 0 0

-l Left-Right 0 0 0 0

r left 317 1 317 27 344 344 0 344 1 344 0 344 1 344 0 344 1 344o
z T Left-Through 0 0 0 0
3o Through 665 1 371 57 722 403 118 908 1 496 0 908 1 496 0 908 1 496
CO Through-Right 1 1 1 1
CO i: ««#»• 77 0 77 7 84 84 0 84 0 84 0 84 0 84 0 84 0 84
3 ■ Left-TlnwM>-IRight 0 0 0 0

h Left-Right 0 0 0 0
North-South: 914 North-South: 992 North-South: 1115 North-South: 1122 North-South: 1122

CRITICAL VOLUMES EasSJWest 718 East-West: 779 East-West: 851 East-West- 851 East-West- 704
SUM: 1632 SUM: 1771 SUM: 1966 SUM: 1973 SUM: 1826

VOLUBEiCAPACITr (V/CJ RATIO: 1..1W5 1243 1380 1.385 1.281
V/C LESS A1SAOATCS ADJUS1UB81T: 10)75 11/3 1.310 1315 1.211

LEVEL OF SERVICE (LOS): F F F F F
REMARKS

Version: 1i Beta; V4/2011 PROJECT IMPACT
Change In v/b due to project: 0.005 tsv/c after mitigation: -0.099 

Significant impacted? NO Fully mitigated? HI A

8/10/201^9 27 AM CalcaDBLite_Beta 1 i



ATTACHMENTK

Physical Improvements - Sample

Mason

(§> SIGNALIZED INTERSECTION

xxxx

DEPARTMENT OF TRANSPORTATION

MASON AVENUE
AT RINALDI ST.

90306 A—5457

SCALES INDEX NUMBER



ATTACHMENT L

TRANSPORTATION DEMAND MANAGEMENT AND TRIP REDUCTION MEASURES
(LAMC Section 12.26-J - amended by Ordinance 168,700)

1. DEFINITIONS
For the purpose of this section, certain words and terms are defined as follows:

Carpool. A vehicle carrying two to five persons to and from work on a regular schedule. 
Development. The construction of new non-residential floor area.
Gross Floor Area. That area in square feet confined within the outside surface of the exterior 
walls of a building, as calculated by adding the total square footage of each of the floors in the 
building, except for that square footage devoted to vehicle parking and necessary interior 
driveways and ramps.
Preferential Parking. Parking spaces, designated or assigned through use of a sign or painted 
space markings for Carpools or Vanpools, that are provided in a location more convenient to the 
entrance for the place of employment than parking spaces provided for single-occupant vehicles. 
Transportation Demand Management (TDM). The alteration of travel behavior through 
programs of incentives, services, and policies, including encouraging the use of alternatives to 
single-occupant vehicles such as public transit, cycling, walking, carpooling/vanpooling and 
changes in work schedule that move trips out of the peak period or eliminate them altogether 
(as in the case in telecommuting or compressed work weeks).
Trip Reduction. Reduction in the number of work-related trips made by single-occupant 
vehicles.
Vanpool. A vehicle carrying six or more persons to and from work on a regular schedule, and 
on a prepaid basis.
Vehicle. Any motorized form of transportation, including but not limited to automobiles, vans, 
buses and motorcycles.

2. APPLICABILITY
This subdivision applies only to the construction of new non-residential gross floor area. Prior 
to the issuance of a building permit, the owner/applicant shall agree, by way of a covenant that 
runs with the land, to provide and maintain in a state of good repair the following applicable 
transportation demand management and trip reduction measures. 3

3. REQUIREMENTS
(a) Development in excess of 25,000 square feet of gross floor area. The owner shall 

provide a bulletin board, display case, or kiosk (displaying transportation information) 
where the greatest number of employees are likely to see it. The transportation 
information displayed should include, but is not limited to, the following:
(1) Current routes and schedules for public transit serving the site;
(2) Telephone numbers for referrals on transportation information including numbers 

for the regional ridesharing agency and local transit operations;
(3) Ridesharing promotion material supplied by commuter-oriented organizations;
(4) Regional/local bicycle route and facility information;
(5) A listing of on-site services or facilities which are available for carpoolers, 

vanpoolers, bicyclists, and transit riders.
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(b) Development in excess of 50,000 square feet of gross floor area. The owner shall
comply with Paragraph (a) above and in addition shall provide:
(1) A designated parking area for employee carpools and vanpools as close as 

practical to the main pedestrian entrance(s) of the building(s). This area shall 
include at least ten percent of the parking spaces required for the site. The 
spaces shall be signed and striped sufficient to meet the employee demand for 
such spaces. The carpool/vanpool parking area shall be identified on the 
driveway and circulation plan upon application for a building permit;

(2) One permanent, clearly identified (signed and striped) carpool/vanpool parking 
space for the first 50,000 to 100,000 square feet of gross floor area and one 
additional permanent, clearly identified (signed and striped) carpool/vanpool 
parking space for any development over 100,000 square feet of gross floor area;

(3) Parking spaces clearly identified (signed and striped) shall be provided in the 
designated carpool/vanpool parking area at any time during the building’s 
occupancy sufficient to meet employee demand for such spaces. Absent such 
demand, parking spaces within the designated carpool/vanpool parking area may 
be used by other vehicles;

(4) No signed and striped parking spaces for carpool/vanpool parking shall displace 
any handicapped parking;

(5) A statement that preferential carpool/vanpool spaces are available on-site and 
a description of the method for obtaining permission to use such spaces shall be 
included on the required transportation information board;

(6) A minimum vertical clearance of 7 feet 2 inches shall be provided for all parking 
spaces and access ways used by vanpool vehicles when located within a parking 
structure;

(7) Bicycle parking shall be provided in conformance with Section 12.21 A16 of this 
Code.

c) Development in excess of 100,000 square feet of gross floor area. The owner shall
comply with Paragraphs (a) and (b) above and shall provide:
(1) A safe and convenient area in which carpool/vanpool vehicles may load and 

unload passengers other than in their assigned parking area;
(2) Sidewalks or other designated pathways following direct and safe routes from 

the external pedestrian circulation system to each building in the development;
(3) If determined necessary by the City to mitigate the project impact, bus stop 

improvements shall be provided. The City will consult with the local bus service 
providers in determining appropriate improvements. When locating bus stops 
and/or planning building entrances, entrances shall be designed to provide safe 
and efficient access to nearby transit stations/stops;

(4) Safe and convenient access from the external circulation system to bicycle 
parking facilities on-site. 4

4. EXCEPTIONS
The provisions of this subsection shall not apply to developments for which an application has
been deemed complete by the City pursuant to Government Code Section 65943, or for which
a Notice of Preparation for a Draft Environmental Impact Report has been
circulated or for which plans sufficient for a complete plan check were accepted by the
Department of Building and Safety, on or before the effective date of this ordinance
(03/31/1993).
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5. MONITORING
The Department of Transportation shall be responsible for monitoring the owner/applicant’s 
continual implementation and maintenance of the project trip reduction features required by this 
ordinance.

6. ENFORCEMENT
Applicants shall execute and record a Covenant and Agreement that the trip reduction features 
required by this ordinance will be maintained, that required material specified in Subdivision 3 
(a) (1)-(5) will be continually posted, and that additional carpool/vanpool spaces within the 
designated preferential area will be signed and striped for the use of ridesharing employees 
based on demand for such spaces. The Covenant and Agreement shall be acceptable to the 
Department of Transportation.

7. HARDSHIP EXEMPTION
In cases of extreme hardship, duly established to its satisfaction, the City Council, acting in its 
legislative capacity, and by resolution, may grant an exemption from any/or all the provisions of 
this ordinance. In granting such an exemption, the City Council shall make the following 
findings:

(a) Specific features of the development make it infeasible to satisfy all of the 
provisions of this subsection; and

(b) The applicant has committed to provide equivalent alternative measures to 
reduce vehicle trips.



ATTACHMENT M

ORDINANCE NO.

An ordinance adding a new Section 19.15 to the Los Angeles Municipal Code 
relative to application fees to be paid to the Department of Transportation for the review 
and assessment of traffic study reports, condition clearance and permit issuance 
activities related to obtaining any environmental clearance for private development 
projects within the City of Los Angeles.

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

Section 1. Subdivision 6 of Subsection A of section 19.05 of the Los Angeles 
Municipal code is hereby repealed and Siixfivisions 7, 8 and 9 thereof, are 
redesignated as Subdivisions 6, 7 and 8 respectively.

Sec. 2 A new Section 19.15 is added to the Los Angeles Municipal Code to 
read as follows:

Sec. 19.15. DEPARTMENT OF TRANSPORTATION TRAFFIC STUDY
REVIEW, CONDITION CLEARANCE AND PERMIT ISSUANCE FEES

(a) The fotowing spedfic fees shall be paid to the Department of
Transportation for the preparation and processing of traffic reports, 
clearance of conditions and permit sign offs In connection with obtaining 
any environmental clearance and/or permit issuance related tasks.

180542

(1) Initial Site Assessment Form (ISAF) Issuance...........................$ 434
(2) Traffic Study MOU..........................................................................$1,143
(3) Traffle Study Reviews (note 1)......................................................$7,396
(4) Site plan Reviews.............................. ...........................................$ 1,789
(5) Project Condition Clearance (note 2)..........................................$ 256
(6) Driveway Permit Sign-Offs............................................................ $ 508
(7) Building Permit SigrvOffs.............................................................. $ 354
(8) Subdivision Reports......................................................................$ 197
(9) Dedication & Widening Waivers..................................................$ 764
(10) Street Vacation Requests................. ...........................................$1,910

Note 1: $7,396 for the first 10 study intersections plus $400 per each additional study intersection, not 
to exceed a total of $25,000.
Note 2: $256 far the first 3 condition clearances plus $200 for each additional condition clearance.

(b) TRANSPORTATION REVIEW FEE FUND

A Transportation Review Fee Fund is hereby established into which two 
percent (2%) of the fees collected pursuant to this Section shall be

1



deposited. This fund shall be used exclusively by the Department of 
Transportation to provide funding forth© continual enhancement of 
development review-related information technology systems, including 
procurement costs associated with equipment, materials and consulting 
services Except as provided herein, all fees collected pursuant to this 
Section shall be credited to the General Fund.

(c) METHODS OF ADJUSTMENT OF FEES

The Department of Transportation shall provide an annual review of the 
fees established pursuant to this Section, and shall submit 
recommendations for changes in these fees for special services to the 
Council, as follows:

(1) By May 1sl of each odd numbered year, the Department shall 
provide a comprehensive study of fees for services, and shall 
provide a report and proposed draft ordinance to the Mayor and the 
City Council detailing any requested changes in the fees for any 
special services enumerated in this Section. The comprehensive 
study shall include: 1) measurement of the average salary increase 
in effect for all Transportation Planning (TP) staff members from the 
previous calendar year; 2) measurement of changes in material, 
equipment and contract costs related to any and all feeTor-service 
items; 3) adjustment of any changes required in the amount of 
personnel time necessary to complete any service tasks; and 4) 
current indirect costs for labor provided by the City’s Cost Allocation 
Plan, Cost figures shall be compared to the current baseline 
established for each fee. Recommended fee changes shall be 
rounded to the nearest whole dollar. The recommended fee 
changes shall be requested to take effect beginning July 1* of the 
reporting year.

(2) By May 181 of each even numbered year, the Department shall 
provide a proposal for the adjustment of fees for services, and shall 
provide a report and proposed draft ordinance to the Mayor and the 
City Council detailing any requested changes in the fees for any 
service enumerated in this Section. The adjustment shall include a 
measurement of the average salary increase in effect for all TP 
staff members from the previous calendar year. Current indirect 
costs for labor from the City’s Cost Allocation Plan shall also be 
included as part of the adjustment and assessment report. Cost 
figures shall be compared to the cunent baseline established for 
each fee. Recommended fee changes shall be rounded to the 
nearest whole dollar. The recommended fee changes shall be 
requested to take effect beginning July 1* of the reporting year.

2



Sec. 3. The City Clerk shall certify to the passage of this ordinance and have it 
published in accordance with Council policy, either in a daily newspaper circulated 
in the City of Los Angeles or by posting for ten days in three public places in the City of 
Los Angeles: one copy on the buletin board located at the Main Street entrance to the 
Los Angeles City Hall; one copy on the bulletin board located at the Main Street 
entrance to the Los Angeles City Hall East; and one copy on the billet in board located 
at the Temple Street entrance to the Los Angeles County Hall of Records.

I hereby certify that this ordinance was passed by the Council of the City of 
Los Angeles, at its meeting of FEB 1-0 £003_________ *

KAREN E KALFAYAIN, City Clerk

Approved

Mayor

Approved as to Form and Legality

File No.

M:\Gwoiwal Counsel (GC)\SHELLEY SMrmORDlMWWOES\LAMC 19.15 Orddoc

3
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If you were moving to Echo Park today and your moving 
truck was late, this photo might explain why. The moving 
truck bottomed out on Sunset Boulevard at about 
2:30 P.M. as it started to climb up Quintero 
Street. It didn’t get very far. The movers unloaded some 
of the furniture as they waited for another vehicle to come 
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gotten stuck at the bottom as well as the top of one 
Echo Park’s steep streets.
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Businesses
May 10, 2016

Lost in Echo Park: 
White Siamese Cat
May 9, 2016

Echo Park stores move 
out, taggers move in
May 9, 2016

BCOMEKTS

Nirad
September 1, 2010 at 6:25 pm

I wonder if they tried lowering the pressure in the front tires.

Reply

dave
September 1, 2010 at 6:42 pm 

I think I saw a truck bottom out at that very spot a few months ago too.

Reply

pop
September 1, 2010 at 7:49 pm

happens allIIIII the time at cerro gordo and e.p avenue

Reply

Lambskins
September 2, 2010 at 11:48am

This is directly at the bottom of Quintero St. off of Sunset. I’m all too familiar with this vicious 
incline and constantly witness vehicle tires spin out while attempting to navigate their respective 
ways from tight parking spots. Chalk it up to yet another case of clueless LA drivers doing before 
thinking/evaluating. Oh yeah, another fun thing to see: girls in their ultra high heels trying to 
navigate down the hill to nearby bars. They either take off the impractical footwear or do a strategic 
sideways crab walk.

Reply

Patrick
September 2, 2010 at 10:31 pm

I hate it when that happens...

Reply

Advertise on The Eastsider

Eastside Open House
search i/jesus.sanchez}

Creative Oasis in 
Atwater Village 
Thu May 12th
5:30pm-7:00pm

o

Atwater-Village atwater 
courtneyandkurt

(https://tocki fy.com/jesu s.sanch ez/detai 1/512/146

Silver Lake Stunner 
Thu May 12th
5:30pm-7:00pm

o

silver-lake silverlake 
courtneyandkurt

(https://tocki fy .com/j esu s.sanch ez/detai 1/516/146

SI Remodeled Bungalow 
with Spacious Yard 
Sun May 15th
2:0Qpm-4:0Qpm

©

(https://tocki fy .com/j esu s.sanch ez/detai1/525/146

view full page (/jesus.sanchez)

https://tocki
https://tocki
https://tocki


Nathan
September 5,2010 at 10:54 pm

@ pop
Yeah, EP ave has plenty of soars at Cerro Gordo to prove it. The tiny little sign someone put up to 
warn drivers is pretty amusing. The only way they’re going to read it is if they get stuck and they’re 
walking around outside the cab.

Reply

NSTJL6 3

Please keep your comments civil and on topic and refrain from personal attacks. The moderator 

reserves the right to edit or delete any comments. The Eastsider's Terms of Use and Privacy Policy 

apply to comments submitted by readers. Required fields are marked *

Eastside Class Calendar 
gg^r^pastsidedasseaiendar)

Free Home Buyer © 
Seminar 
Sat Jun 4th
1l:00am-12:00prn

Real-Estate Home-Buying 
homebuyer homeowner 

(https://tockify.com/eastsicieclasscalendar/detail/'

No later Events (scroll up for earlier 

ones)

Name *

Email *

Website view full page (/eastsideclasscalendar)

Post Comment
EUTflDEPMnERTYUSIIBS

May5, 2016

Price reductions on Eagle Rock 
5-bedroom with guest wing; 
Highland Park hillside fixer- 
upper; Echo Park fourplex

New from Tracy Do, a 
Refurbished NELA Home at a 
Terrific Price
May 7,2016

The Rental Girl Saturday Rent 
Crawl and Open House Schedule 
for May 7 & 8
May 6,2016

Open House Calendar: Restored 
Craftsman in Highland Park; 
Atwater Village duplex; Silver 
Lake 2-bedroom with den

Charming Duplex in Atwater 
Village
May 5,2016

On the Market Renovated East 
LA. Spanish-Colonial; Glassell 
Park Traditional; Monterey Hills 
2-bedroom condo

New to Market Atwater Oasis & 
Silver Lake Stunner
May 6,2016

https://tockify.com/eastsicieclasscalendar/detail/'
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PRIVATE STREET REGULATIONS 
GENERAL VARIATION 2001-1 
(Operational Date: May 1,2001)

Common Driveways for Single Family Uses

The following variation applies to lots zoned RW-1 or more restrictive containing single-family 
residential uses ssstpt that both of the lots may be vacant. For other than single family 
properties, see General Variation 2001-2.

Pursuant to the authority vested in the Director of Planning by the provisions ©f S#eti©fl 18.12, 
Afffete 8, Chapter 1 of the Los Angeles Municipal Code, relating to the issuance of building 
permits for two existing lots, the Director hereby grants the following variation to permit 
common driveway facilities without further approval by the Director of Planning, subject to the 
following conditions:

1. That the lots are separate legal parcels of record prior to July 30, 1962 with required 
street frontage or are separate parcels or lots shown on a recorded Parcel Map or recorded 
Tract Map1, or have a recorded Certificate of Compliance; and

2. The driveway shall not cross more than one lot and shall not serve more than 2 existing 
single family residential lots; and

3. Hie driveway within such easement is improved to a width in conformance with the Fire
Department’s fire access standards as stated in Section 57.09.03 of the Los Angeles 
Municipal Code, but in no event less than 20 feet; and .

4. Ingress and egress easements in the common driveway have been recorded in favor of the 
involved owners in a manner satisfactory to the Department of Building and Safety; and

5. The unobstructed distance - from the ground to the sky - between buildings located on 
either side of said driveway is no less than 20 feet and otherwise meets aU other setback 
and yard requirements of the LAMC.

This variation shall remain in effect until rescinded by subsequent action. It supercedes the 
previous General Variations dated February 1,1996, March 28, 1974 and June 23,1967.

CON HOWE 
Director of Planning

§§• Department of Building and Safety 
Los Angeles Fire Department 
Bureau of Engineering 
Department of Transportation

Figure D 211.67 A
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Cos Angeles Slimes ARTICLE COLLECTIONS

*— Back to Original Article

In urban L.A., developers are building trendy homes on tiny lots
The latest in Los Angeles residential development: Clusters of skinny single-family homes in the city's hippest neighborhoods.

July 13, 2013 | By Andrew Khouri

Just north of downtown Los Angeles, skinny homes on tiny lots are sprouting from the hillsides — a building boom of miniature proportions.

The rectangular structures come in clusters of six or 15, or even 70, and developers are racing to build them in trendy Silver Lake and Echo Park. They’re 
eyeing younger home buyers who crave hip cafes and proximity to work but don't want a sky-high condo or a Craftsman bungalow.

The so-called small-lot homes speak to a growing desire for a more compact and walkable Los Angeles, while still clinging to the single-family ideal that spread 
outward from downtown over the last century. The homes often have a small patio or roof deck but no backyard. The buyer owns little land beyond what sits 
beneath the house, a tiny footprint that cuts the cost in pricey neighborhoods.

"It's sort of the iPhone or Prius of homes,” said Christian Navar, co-founder of L.A. architecture firm Modative, which designs the projects and hired five more 
employees this year to handle the boom.

In the next 18 months, builders will break ground on roughly 250 small-lot homes in Silver Lake, Echo Park and northeast LA., said Chris Gomez-Ortigoza, a 
land broker specializing in the deals. .And the trend is spreading to other neighborhoods including Studio City, North Hollywood and Toluca Lake. The homes 
typically fetch between $500,000 and $800,000.

Robert Kim is among foe buyers whom developers are looking to attract. The 35-year-old had grown tired of his 16-mile commute from Brentwood to his job at 
the historic Park Plaza Hotel, across from M a cArthur Park So Kim began looking for a new home, finally settling on an airy, modem Echo Park three- 
bedroom for $669,000 instead of a ’’fixer-upper.”

”1 wouldn't have the time or patience to do that,” he said.

When Kim moves into his new small-lot home next month, he'll cut his commute to three miles and avoid the Santa Monica and San Diego freeways during 
rush hour.

The Echo Park project was developed by Planet Home Living of Newport Beach. Seven of what will soon be fifteen homes, priced between $669,900 and 
$768,394, have already sold. And the developer plans to break ground on about 45 more small-lot homes in the next 18 months in Silver Lake and Echo Park, 
said Michael Marini, Planet Home’s chief executive.

"I love this area,” Marini said, shortly after lunching with his wife at an Echo Park restaurant known for its small plates of sustainably grown produce and 
meat

Builders usually pack in two or three bedrooms, stacked in two or three stories. Size typically ranges from 1,000 to 2,000 square feet, allowing for a spacious 
living room and kitchen on an open floor plan.

The homes are clustered in mini-communities, a modern twist on L.A's famed bungalow courts. There are no shared walls, but neighbors are separated by 
mere inches. Developers enclose the miniature gap between the homes to keep out water and unwanted critters, giving the impression of town houses.

Such projects grow from a 2005 Los Angeles city ordinance that aimed to add more affordable for-sale housing — at least by L.A. standards — in densely 
packed neighborhoods. It lets developers carve up a lot zoned for multi-family use into small single-family plots, allowing multiple homes with separate 
foundations. The regulations chopped the minimum single-family lot size in those areas from 5,000 square feet to 600 square feet. The city of Glendale is now 
considering a similar ordinance.

Unlike condo owners, residents of small-lot homes own a plot of land, which makes financing easier for both builders and home buyers. And although small- 
lot owners do pay a monthly fee for common area upkeep, it’s typically much less than homeowners’ association dues at condo developments.

Navar, of the architecture firm Modative, sees the compact homes as a chance to inject more homeowners into walkable neighborhoods, who will in turn 
support more businesses. Their popularity, he said, is evidence of a younger generation that wants to live more efficiently.

’’This isn't your parents' house,” he said, seated in Modative‘s office in the Helms Bakery complex.

In Silver Lake, developer Tram ark Homes hopes to break ground this summer on 70 small-lot, three-story homes with no backyards, most with rooftop decks. 
Trumark plans to sell them early next year for between $575,000 and $635,000.

"It’s an attainable price point for the young urban buyer,” Trumark partner Jason Kliewer said, adding that foe company is planning an additional 18 small-lot 
homes across the street

Navar's firm has designed most of its small-lot projects in a strip of Los Angeles near foe Culver City art district. Jeff Metrical and Phil Olson, both 31, moved 
to a three-story small-lot home off La Cienega Boulevard in January, after deciding against ’’the romanticism” of rehabbing an older property. They paid



$650,000 for the Modative-designed property within walking distance of art galleries.

"We like more density — more people around," said Olson, who works in programming for a cable network. "You get the benefit of more dense apartment 
living, but it is like your own space."

Many buyers see the small-lot homes as a better fit for Southern California than the dense multi-family projects built along L.A.’s expanding rail network, 
which have been promoted by local politicians, said Gerd-Ulf Krueger, principal economist at HousingEcon.com.

"They are selling like hot cakes," he said.

The homes have their critics, said Jesus Sanchez, founder of the popular neighborhood blog the Eastsider LA, about Echo Park and surrounding areas. Some 
complain that the clustered homes could spoil the character of a neighborhood characterized by older hillside homes and spacious backyards.

"I think these buildings speak to something new and flashier," he said.

Often the arrival of the builders has surprised neighbors, accustomed to the green space or the parking lot the homes are built on. Or they simply had other 
ideas for the lots.

"People envisioned single family homes and duplexes, and its different," said Andrew Garsten, president of the Echo Park Improvement Assn. "It's a little 
more dense."

Architect Kevin Wronske, of the Heyday Partnership, lives in a Silver Lake small-lot home that his company built, one of six houses in a development with 
white fin-like vertical panels on the exteriors. Sitting in his modem three-story with solid oak floors, Wronske ticked off his upcoming projects: one in Venice, 
another in Silver Lake, one in Glassell Park and one near Dodger Stadium.

“L.A. is known for its sprawl and pollution and long commutes in traffic, and it's got a lot more to offer than that," Wronske said. "So its sort of, how do we 
change that, and what does the future of L.A. look like?"

andrew.khouri@latimes.com

Los Angeles (Limes Copyright 2016 Los Angeles Times Index by Keyword | Index by Date | Privacy Policy | Terms of Service

mailto:andrew.khouri@latimes.com


Seven fans in Dodger Blue 
leave two different cars 
parked on residential Quintero 
Street, completely disregarding 
the Local Access Only sign 
(circled in pink) posted at the 
street entrance below. Quintero 
offers no stadium access.

Dodgers Opening Day on Quintero Street. Photo credit: Ann-Marie Holman
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streets in these two communities, and the reduced staff at Fire Station 20, 

that primarily services these areas are cause for concern. The loss of 4 first 

responders per shift at Fire Station 20, combined with heavy reductions at 

nearby Fire Stations 1,16, 35,42,47, and 50, also put the surrounding 

communities of Elysian Valley, Glassell Park, and other Northeast 

neighborhoods at greater risk of delayed response times for medical and 

fire emergencies. The result is that the personnel at these 7 Stations are 

often overworked and over stressed due to a heavier burden that is placed 

on them as a result of the staff reductions. It is also alarming that there are 

only 4 paramedic ambulances available for transportation in the entire 

area I am referring to and sometimes, those ambulances are stationed 

elsewhere.

These 7 Fire Stations have lost a total of 26 emergency personnel per shift, 

an average of 4 per station. In addition to firefighters, the loss of personnel 

includes specially trained hook & ladder drivers, paramedics, engineers, 

and basic EMT's. Not everyone is certified to drive the 54’ long, 30—ton 

hook and ladder, and not every location has a certified paramedic. Also, 

first responders at each station become intimately familiar with the 

topography, the terrain and the best way to navigate challenging streets in 

case of an emergency. When other Stations have to respond because the 

home team is deployed elsewhere (which happens frequently), it invariably 

leads to delayed response times, placing a greater risk to residents and 

our men and women who are there to help. Delayed response times for 

emergencies are unacceptable when they can be prevented and in this 

case, they can. Some engines are equipped with special extrication tools 

that can quickly open up a hole in the roof of a burning structure, which is 

often necessary within minutes of receiving a call. If such an engine is not 

available because of deployment outside the area, another engine from a 

distant station is called in and arrives several minutes later, sometimes too 

late to utilize their specialized equipment, depending on the magnitude of 

the fire.

The total reductions of the 114 Fire Stations citywide are 106 per shift. 

These 7 Fire Stations are .06% of the 114 total, and yet they account for 

24.5% of the citywide reductions. These are the very stations service the 

officially designated "hire fire zone" neighborhoods across Echo Park,

Silver Lake and much of Northeast Los Angeles.

I am aware of the sacrifices that the LAFD and most city departments 

made due to our devastating city budget deficit. I am not against shared 

sacrifice in these tough economic times. What I do take strong exception 

to is the decision making in relation to leaving these neighborhoods 

unnecessarily vulnerable to the emergencies and fire danger that they live 

with every day. The 13th City Council District and Northeast Los Angeles 

deserve the same level of protection and attention enjoyed by other parts 

of the city.

Cleared Medical Device 
(/california/echopark/s/f6p8b/two- 
working-moms-disentangle-lice-with-fda- 
deared-m edica l-device)

Heat Wave Continues as 
Temperature Records Fall 
(/california/echopark/heat- 
wave-continue s-tem perature- 
records-fall)

The thermometer will hit
JJL*ie cenLury mar'k ifl

same ciLies. Residents af
r\riF> Cruilhlanrl

3d ay!Silver Lake CouttaTWiW 
Election Staffers®'885°" 
(/california/echopark/silver- 
la ke-council-hiring-el ection- 
staffers)

St Silver1 U

Employees will help 
organize Lhe Spring 201G 
election.

Ion, Tutoring This Week 
"Lake Library 

{/calif ornia/echopark/med itati on- 
tutoring-week-silver-la ke- 
library)

There will be no
■ VV sLoryLimes Loday,
| Monday,AugusL 17.

rClUlrEcho Park! Stingrays; 
etffld SupfrarTPayments at 7- 
Eleven; Local Puma Killed 
(/calif ornia/echopark/icymi- 
echo-park-stingrays-child- 
su pport-pay m ents-7-eleven- 
local-puma-killed)

Below is a lisL of links for 
— numerous sLories Lhal 

- , occurred lasL week; caLch
Ticket Involvings,Sjjfepg&Bus 

st You $695
schopark/ticket- 

invoiving-school-bus-cou Id- 
cost-you-695)

Children are heading 
back-Lo-school across 
California, so in your own 
neighborhood and 
where you commuLe Lo 
work--be safe!

Again, I respectfully request immediate action to mitigate this urgent 

matter by modifying the severe reductions among these 7 stations. You 

can do this by carefully balancing the losses across the system more 

equitably. As we move into the traditional "fire season” months, there has 

never been a better time to act than now.

Sincerely,

Mitch O’Farrell

Candidate for I os Angeles Citv Council. 13th District
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Water main breaks in Angeleno Heights

Water fliaftfing on Altimn Avenue

ANGELENO HEKMTS~ Another day. another water main break. This one e in Angeleno 
He^hte on Aifecn Avenue near Dougte Street. Ihe water be^buMng up thiiu^lhe 
concrete pavement at about lO am. But* as of 2 p.m- no crews had sfaown lptobejn 
repairs, according to a woman wfto heonte street

MeanwWJe. water had been flowing down to Sunset OctAevaitL Whew? a Large pod covered 
a portion of the street and sttiemaSk at Sunset and AJscw



Another water main break?

3LVER LAKE - LADWPcwyr have dosed - f'.u Avffiue atMyraAvei* feBmcsreng 
in whaf appears to be today5 most recent uratei nan break. At lensttftorce other water 
mens have burct in East hWly -oDd Eagfe fto*4 and Los Feltr snce about in'dnight The 
Easts der has contacted LADVUVtc* *ak

Update 9 QDI pm. YW. #tat wasacmCar main break The teak was reported a* 605 am 
tbs iTOnii£?r raid LAD VUP spokeswoman KanbedeyHtghes "Oiaaews are on the scene 
arrfnBteHjthenefdedrepara'



Echo Park water main breaks for the wwd time in a week

9 2015 •iConDinB

* Tweet llUke atr^.r.s

EGHfO PARK - Theume«£titMind\ water main lha lieofc.: be71''rstn/ ruptured c»>ce
ag«m nn Mender nigh ton Gks«iie Bwltv^d near Rot SSef-i

CBS?K5ii TjT'^'rtiep€<b.(Aea'^wni;i pms«wa|hmiftedleetfrom(a*2 weeks 
imOitan*. Crews were wcsita r$!*iismonnrq{lo repair the fcne a»d dean up mud as marring

Tril fee tar W* afieol-d hff Gfcndate OW
man £*MX1Q7»J «BSLA

fiM-9 Jun2015 los Aayto CA. Utfed Sia©i
•. W2 •»



Doable water main break in Echo Pack

♦ 2015 *tC0fT¥l¥&'*

w Tweet ta^.tra

EUttO PAflK - IIADWP otws tfis morning wave working to repair a pu of water mains 
that broke hours tpait on GSendale Boulevard in the southern edge of Echo Park iCSOfdn# 
toCBSt

A12-inch pipe burst amndtl :pm. on Wednesday tm&tencfaleiiea/ First Street by tfte 
8ob &rter >fc*ianette Theater. ftwasfoBowedbyasetond water linebreafc about 2CO 
Iee? away H 3 a.m_ acccrcfcng to CBS2

Some Angekra Heists residents said they lost water wnro late Wednescby night but 
its notrtear (timt prcbiem was related to the broken pipes several blocks away on 
CteriMeHodEiawl

The Eastaderhasostaaed UDftVP fee more rfanrration.

flPWTt: tMfcais a*y 2 »aer mas have Wwd m tie
#tfettake03ted ffcsiec-tflAPwASH 
S:12AM-i|Jhw®15



Ectoo Park stoops drying out after second water main break m two 
years
AufliKT?£ XM Cleave ainramraM l-ffiSMiHCH

#Tw©?l IlUke -ol

ECHO PARK - It was two yessrs ago this month that Oscar and lenriferCaiporteyro found 
(tsnr^«esck»r»igi|i<lnfvinti^stereodiopaltffairatGimsi break steps hum their 
totfidoOr flooded the Alvarado Sireel Muth. Today. iteaxQlleme orce again smaptng 
out ihe mud and gaffing Lp the &raaf*? .* uh the - n .; 3 kxh water ma^nptixedin 
rally the same W ftaj^neiiaB rnxi) v/ors4 said Osar Orpin tyro of Rewind 
Aud<\ where abcpji few indies of water and mock damaged merchancxse and cfe^foy 
furniture

Rewind Audio wasone of several Echo Park stores - indudrig anmftfie shop and 
dexnurtsamTe - thauvere dosed freday as business owners dried ou* vKokss and charred 
up (bmge rai«d by the ea^ morwig water brisk on ^tanffaSlM near Sunset

± Those sheps are located in £ie same buhfaigsft&r were also flooded two>«rs 

*E°



Power outage hits Echo Park {updated]

* Tweet fluke

ECHO PARK - An estimated 2.600 LADWP customers bst elec trkatsBTirice tfws mwnwig 
afterpriKflilesHInearEdwfWclate

Traffic was bon g turned around at Echo Part* and Laguna avenues, *fheie poorer lines fell 
across the pzvementshdrfty after 9 am. An officer at the scene said that a Kyiarbalcon 
may hue triggered an fc^ploskr* that brought Che msctownbit that codd not be 
cofAmed.

LADWP spofecsurorren Eten Cheng sad that crews are on the scene to coble the
nrohlpm^anri mavp rpnairs It rntdH take sptfpra! hours hpforp hill sprvirp is rpstnrpd shp



. ^ r I *7 Ccfivnants

Power out in Echo Pa**

msiiiAtea

•TWeel nuke

CW crews werevucrbngtorCQ * downed !*>*«■ > rustial ha vefc3tabot£ 3.400 DWP 
customers in Echo Padt and Etyaai Heights without pow eafcvftis mcariirf’. TTe rxstge 
br$ai art about 130 airland appeals Co haw affected the sr«a north ofSinsetBotitaord 
and olbw 3*d»6 of the raghborhood A OWPcUstomei service employees sad she did 
not know whm tf*e power might be restored.

*Wl|xUt« RwWr had been resitted to some areas by 3 ini

G«t Tb« BastiMiv la Vw Inbox
Sr$n upfor tteraaskferDaifyOJe«itwa«*nA4

Eistsder AcWartkir*:



Power outage hits Echo Park & Etesian Hughs*

I] Like

*4£nmroens

Tol

I3«;«ia.tsa BIWglKa

Abcrf UOO homes and banroa in 
Ed^ Park and Etyaan Heights kv*po**er 
tonight actmiirq; fc) the CWP 
Residents are rtparta^g a btatkoutaasss | 

potions of Echo Park and El1,sen 
Height east rt tfie 2 Freetray and smith 
of Kwerside Drive. MaT«,Anrte Pteraon a 
spokeswoman fcr the Los Angeles 
Department of Water & Rwh. raid th* 
adage was reported at <*xwt530pm.
The cause of the outage has met been 

determined Pierson std

A tale n tiee and dawned potter fins near • > > ' ■ was reported

by some Eastsider readers m the comments settbo o* this post

TnrfSc was. (sinned cn Gencttje Bmiteidd neai the area of the blackout residents sari.

Hjg blackout'm Echo Park. said Edw Pack neighbertood cot*df president k«e S^alaon 

h'sTdtter feek Tjrhts M near the <2endale trvasasty. ®g Traffic (*m

Update *938 pm; ftnrer was hifrf restored shmrtfy ahec 6 pan. anamfiirg to a DW

spokeswoman



MuraairjM•Le»ea comment

Power outage leaves Silver Lake «i the dark

*

9.VER LAKE-An e>y>iaaBn*ian<?ifeeaiicalvaA* has aN off powB to an eairyBmi 
>6.000 LAOWP customers tonqftf ■» the Star Lake ara. acconSng to *i agency 
^x*esmaa

fluke roi

The expiation tot* place ii the600Mode of N. Hoover Street 5e(viae b n*rt expected to 
te fuk restored un& 630 & m

Residents an Tm»i repeated lhal pOVtef wnl olf at abcot 7 (nm. shuHosg down traffic 
spnh and smfcuttafffc.

Power outage ■> S;Vei Lake...tv« hours & counting. ^ B
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Water Main Break Sends Asphalt Chunks Through SUV Window

Four water main breaks were reported overnight as temperatures 
drop and pipes contract
By Adrian Arambulo and Corey Arvin

Four separate water main breaks left LA County streets flooded. Ted Chen reports for the NESC4 
Mews at 5 and 6 p.m. on Nov. 12, 2015. (Published Thursday, Nov. 12, 2015)

A. broken water main damaged a street and sent chunks of asphalt through a sport utility vehicle window 
during a busy night for utility' repair crews in Los Angeles.

Four water main breaks were reported in Silver Lake, Ivlar Vista, Del Rey and Lynwood. The rupture in Mar 
Vista damaged Karen Herrador's sport utility- vehicle and woke up neighbors, who said the blast sounded like 
fireworks.

• Download the FREE NBCLA News App

111 was not expecting this," said Herrador. 11 It's pretty bad. 1 didn't know what to think."

The pipe break was reported around 3 a.m. Crews shut off the water as they worked to repair the break.

Water Main Breaks Flood SoCal Streets



Four water main breaks flooded streets in the Los Angeles area on Thursday, Nov. 12, 2015. (Published 
Thursday, Nov. 12, 2015)

11 It was really loud," said neighbor Cherie Detweiler.111 could hear gravel, but I didn't know what it was. It 
was like a mix of fireworks with water."

The first of four water main breaks overnight was reported around 2 a.m. on Glendale Boulevard in Silver 
Lake. The water damaged an apartment complex and flooded the apartment office.

SoCal Water Main Breaks



Los Angeles' aging water system typically sees an increase in water main breaks when temperatures drop. 
Colder water from the Sierra Nevada range in Northern California, which provides water for millions of 
Californians, enters the system, causing pipes to contract according to the LADWP.

Kevin LaBeach contributed to this report.

Refresh this developing story for updates.
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LA Daily News (http://www.dai 1 vne ws.com')

L.A. lax on collecting developer fees — and spending them, city controller says

By City News Service 

Thursday, November 5, 2015

LOS ANGELES — The city of Los Amgeles is failing to charge 
developers tens of millions of dollars in impact fees, and appears in 
some cases to have left millions of dollars in fees it has collected 
unspent, according to an audit released today.

“Development impact fees are some of the most important tools the 
state has given us to make the infrastructure improvements our city 
so desperately needs, ” City Controller Ron Galperin said. ‘These 
fees should be applied fairly and consistently, and should be spent 
wisely in the public interest. ”

According to the audit, Los A.ngeles had $5.3 billion in permitted construction projects in the 2013-14 fiscal 
year, but collected less than $5 million in impact fees. By comparison, during that same fiscal year, San 
Francisco had $3.6 billion on construction and collected $96 million. Portland had just $1.5 billion in 
construction but collected $31 million, according to the audit.

Cities are permitted under state law to charge developers fees to the impacts of their projects ~ such as 
increased police and fire protection, traffic mitigation and public facilities such as libraries, parks, public art, 
child care and affordable housing.

Galperin said the city has a “haphazard” approach to applying and collecting the fees, causing confusion for 
developers and costing the city millions.

The audit also identified $54 million in impact fees that had been collected, but the money has been sitting 
various accounts with balances that haven’t changed substantially in three years, indicating the city wasn’t 
spending the money. Leaving the money unspent could open the city to legal challenges that could require the 
funds to be refunded, according to Galperin’s office.

‘The city’s haphazard application of the fees today is unfair to communities and to developers, ” Galperin 
said. “Both have every expectation that the city will apply fees consistently and spend them to mitigate the 
impacts of development on our neighborhoods. ”

The audit recommends that the city establish a comprehensive impact fee program and designate one 
department to take responsibility for ensuring the funds are properly used.

U RL: http dailynews com Ig ovei nme ret - and politick 0151105Aa- lax- cut ezllatitg- developer- fee s- and- spending - them -city-conti olbi-says

http://www.dai
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L. 1. Intersection Capacity

distribution of the population, employment, and commercial centers that would attract the 
project-generated traffic (i.e., the "market" area); the location of site access points in relation to 
the surrounding street system; the level of congestion on local streets; and the physical 
characteristics of the street system. To identify total project trip distribution, develop 
individual distribution patterns for each land use associated with both the project and 
cumulative projects. Distribution patterns can be based upon: information from previous traffic 
studies; trip table data from SCAG or City of Los .Angeles Framework regional travel demand 
forecasting models; or most recent CMP.

Cumulative Impacts

The cumulative base traffic forecasts consist of three elements: existing traffic; ambient 
increases due to regional growth and development; and traffic from specific known 
development projects in the vicinity of the project. .Ambient regional growth is derived 
through the application of an annual growth factor to existing traffic volumes. The ambient 
growth factor should be no higher than the regional growth factors contained in the most 
recent CMP and should usually be less to avoid double counting of trips generated by 
cumulative projects when the cumulative projects are consistent with the long-range forecasts 
used to develop the ambient regional growth factor.

The list of cumulative projects (including pertinent descriptive data such as location, types 
and sizes of land uses, and status) should be developed from files maintained by the LADOT 
and supplemented with data from the City Planning Department and the Community 
Redevelopment Agency (CRA) of the City of Los .Angeles (for adopted redevelopment areas). 
General criteria that should be considered for the selection of cumulative projects include:

- The sphere of influence for cumulative projects, based on their proposed size and 
likely influence on traffic patterns, generally within one or two miles of the proposed 
project;

- Very large, regionally significant projects that are located outside the typical sphere of 
influence (i.e., beyond two miles from the analysis area), but could impact intersections 
analyzed for the project; and

- Projects proposed within neighboring jurisdictions if they could impact the same 
analyzed intersections.

Determine the trip generation and distribution for cumulative projects using the procedures 
described above for the project. Add the existing traffic volumes, factored by the ambient

City of Los Angeles 
2006

L. A. CEQA Thresholds Guide
Page L.l-7



L. 1. Intersection Capacity

growth rate, to the estimated cumulative projects trips to develop cumulative base traffic 
projections at the study intersections.

Using the appropriate intersection capacity methodologies described in Evaluation of 
Screening Criteria, quantify the cumulative base LOS at the study intersections for the 
projected cumulative traffic volumes. .Also, incorporate any approved mitigation measures 
associated with the cumulative projects into the cumulative base traffic assessment.

Cumulative Plus Project Impact

Using the project trip generation estimates and distribution patterns developed above, 
assign the project-generated trips to the street system. Then, add the estimated project
generated trips to the cumulative base traffic volumes to develop cumulative plus project 
traffic projections at the study intersections. Determine the final LOS4 and the change in the 
V/C ratio and compare to the Significance Threshold.

Sample Mitigation Measures

Potential mitigation measures include transportation demand management (TDM) 
measures, transportation system management (TSM) measures, physical roadway 
improvements, or a combination thereof. The following lists a variety of possible mitigation 
measures in priority order per LADOT guidelines. Consult with LADOT, as needed, for 
further information.

TDM Measures reduce single occupancy vehicle (SOV) trips and encourage 
ridesharing and transit use.5 Individual measures and actions which could be included in a 
TDM plan include the following:

- A commuter transportation coordinator;
- Carpool and vanpool program, including participation in a computerized matching 

system;
- Parking management techniques, including elimination of parking subsidies, 

constraining the parking supply, preferential parking for rideshare vehicles, offering a 
cash equivalent of parking costs as a travel allowance, etc;

- Encourage non-vehicle modes, such as bicycling, walking, or telecommuting;

“Final LOS” is defined as projectedfuture conditions including project, ambient and related project 
growth, but without project traffic mitigation.
See the most recent edition of LADOT’s Traffic Study Policies and Procedures Manual for a description of 
the requirements for preparation and content of a TDM plan.

City of Los Angeles 
2006

L. A. CEQA Thresholds Guide
Page L.l-8
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1324 Quintero - Steep street slope at driveway
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The Report Card at a Glance
www.dpwiacsty.org/ HRC2011. pdf
The Department of Public Works is responsible for maintain r»g the infrastructure systems listed below.

Thb ublt ihewi «Kh lymm't cumik grid* «nd the recommended grade. Please note thit the Metros
wettiin the l*C are dwmed c& a specific infrastructure systanft history. assessment, and retommendaikns 

{rrcfeding grade determination).

Bridges c- B
FImm] Control B- B
Sidewalls D+ C+
Solid Resources B- B+
Streets C B
Street Lighting C B
Street Trees C+ B
Urban Runoff D C
Wastewater Collection B- B+
Wastewater Treatment Plants B- B

http://www.dpwiacsty.org/


Los Angeles Department of Building and Safety

Permit Information: 1324 N QUINTERO ST 90026
Application / Permit 
15010-10000-04644 
Plan Check I Job No.
B15LA18114
Group
Building
Type
Bldg-New
Sub-Type
1 or 2 Family Dwelling
Primary Use
(1) Dwelling - Single Family
Work Description
PROPOSED SFD WITH ATTACHED GARAGE PER AA 2015-777-PMLA (S.L.S.) (PARCEL B)
Permit Issued
No
Current Status
Verifications in Progress on 4/25/2016

Permit Application Status History

Submitted 12/29/2015 APPLICANT

Assigned to Plan Check Engineer 1/21/2016 LAWRENCE QUIRANTE

Corrections Issued 1/25/2016 LAWRENCE QUIRANTE

Reviewed by Supervisor 2/2/2016 BILL STUTSMAN

Building Plans Picked Up 2/3/2016 APPLICANT

Applicant returned to address corrections 4/14/2016 LAWRENCE QUIRANTE

Applicant returned to address corrections 4/25/2016 LAWRENCE QUIRANTE

Permit Application Clearance Information

Green Code Not Cleared 1/11/2016 ROLLIN GETTLE III

Frntyard I and scape/Water mgmt Not Cleared 1/25/2016 LAWRENCE QUIRANTE

Grading Pre-Inspection Not Cleared 1/25/2016 LAWRENCE QUIRANTE

Low Impact Development Not Cleared 1/25/2016 LAWRENCE QUIRANTE

Permit Not Cleared 1/25/2016 LAWRENCE QUIRANTE

Roof/Waste drainage to street Not Cleared 1/25/2016 LAWRENCE QUIRANTE

Sewer availability Not Cleared 1/25/2016 LAWRENCE QUIRANTE

Tract Map conditions Not Cleared 1/25/2016 LAWRENCE QUIRANTE

Address approval Cleared 2/5/2016 SEVAK ISAKHAYAN

Eng Process Fee Ord 176,300 Cleared 2/5/2016 SEVAK ISAKHAYAN

Hydrant and Access approval Not Cleared 4/14/2016 LAWRENCE QUIRANTE

Contact Information

Engineer Lothrop, Shawn Duane; Lie. No.: S5627 29970 TECHNOLOGY DRIVE SUITE 212 MURRIETA. CA 92563

Engineer Wert, David Charles; Lie. No.: C46901 1599 HIGHWAY 100 PACIFIC, MO 63069

inspector Information

No Data Available.

Pending Inspections

No Data Available.



Inspection Request History

No Data Available.



Exhibit 39


