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Los Angeles, CA 90049

PROJECT
LOCATION: 10390 - 10392 W Ashton Avenue, 1234 S Beverly Glen Boulevard

PROPOSED
PROJECT:

Project Permit Compliance and Design Review approval with conditions for demolition of a 
detached garage, for construction of a two-story structure consisting of one new dwelling unit 
over a new garage to the rear of an existing two-story apartment home; and a 50 square foot 
addition to the existing two-story apartment home; and

Project Permit Adjustment to allow a garage height of 9 feet in lieu of the maximum allowable 
garage height of 7 feet per Section 6.D of the Westwood Community Multi-Family Specific Plan.

APPELLANT: Nicole Minor

REQUESTED
ACTION:

Appeal of the Director of Planning’s Conditional Approval of a Project Permit Compliance, and 
a Project Permit Adjustment pursuant to Section 11.5.7; and a Design Review pursuant to 
Section 16.50 of the Los Angeles Municipal Code (LAMC).
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RECOMMENDED ACTIONS:

Deny the Appeal.

Find, pursuant to CEQA Guidelines Section 15074(b), after consideration of the whole of the 
administrative record, including the Negative Declaration, No. ENV-2012-2986-ND, and all comments 
received, there is no substantial evidence that the project will have a significant effect on the environment; 
FIND the Negative Declaration reflects the independent judgment and analysis of the City; and Adopt 
Negative Declaration.

Determine that based on the whole of the administrative record, the Project is exempt from CEQA 
pursuant to the City of Los Angeles CEQA Guidelines, Article III, Section 1, Class 3, Category 2, and 
Class 32 (CEQA Guidelines Section 15332), and there is no substantial evidence demonstrating that 
exception to a categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies.

Sustain the Determination of the Director of Planning in approving Project Permit Compliance and 
Design Review approval with conditions for demolition of a detached garage, for construction of a two- 
story structure consisting of one new dwelling unit over a new garage to the rear of an existing two-story 
apartment home; and a 50 square foot addition to the existing two-story apartment home; and Project 
Permit Adjustment with conditions for garage height of 9 feet in lieu of the maximum allowable 
height of 7 feet per Section 6.D of the Westwood Community Multi-Family Specific Plan.

Adopt the attached Findings.

1.

2.

3.

an

4.

garage

5.

VINCENT P. BERTONI, AICP 
Director of Planning

Approved by: Reviewed by:

|
/

s-e SIS'
FaisafvKoble, Principal City Planner Debbie Lawrence AICP, Senior City Planner

Reviewed by: Prepared by:

Jasoh Chan, City Planner Sheila Gershon, Planning Assistant 
Sheila.Gershon@lacity.org

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

Appellate Decision
Pursuant to Section 11.5.7 of the Los Angeles Municipal Code (LAMC), appeals of Project Permit 
Compliance and Project Permit Adjustment, and Pursuant to Section 16.50 of the Los Angeles 
Municipal Code (LAMC), appeals of Design Review are made to the Area Planning Commission. 
The appellate decision of the Area Planning Commission is final and effective as provided in 
Charter Section 245. Appeals of CEQA are made to the City Council.

Project Summary
The project involves demolition of a detached garage, for construction of a two-story structure 
consisting of one new dwelling unit over a new garage to the rear of an existing two-story 
apartment home; and a 50 square foot addition to the existing two-story apartment home. The 
project also includes an increase in the garage height to 9 feet in lieu of the maximum allowable 
garage height of 7 feet per Section 6.D of the Westwood Community Multi-Family Specific Plan.

Background
The original project involved the demolition of an existing two-story, three-unit apartment home 
and detached one-story garage; for the construction of a three-story, five-unit singular residential 
building over one level of subterranean parking. However, during the environmental initial study 
phase of the environmental review, it was learned that the subject site and surrounding properties 
were being surveyed for a proposed historic district, referred to as the Devon-Ashton Apartment 
Historic District (characterized by one- or two-story apartment homes containing between two and 
eight units each, exemplifying architectural styles of American Colonial Revival, Mid-Century 
Modern, and Minimal Traditional, dating from the 1930’s to 1940’s). Subsequently, after meeting 
opposition from local community members, the applicants redesigned their project to retain the 
existing three-unit apartment home and limit the scope of work to the rear of the site, away from 
public view. The existing detached one-story garage will be demolished and replaced with a new 
two-story structure consisting of one new dwelling unit over a new garage (27.5 feet in building 
height) resulting in a project of four dwelling units. The project also involves an approximately 55 
square foot one-story addition connecting a portion of the existing apartment home to the new 
structure. The new structure will match the architectural style, color, material, and height of the 
existing building. The project, as revised, is (now) consistent with the surrounding properties in 
the Historic District.

On October 18, 2016, the Director of Planning approved the project subject to conditions of 
approval. Subsequently, the project was appealed and heard before the West Los Angeles Area 
Planning Commission (WLA APC) on December 7, 2016. It was then continued to February 15, 
2017 and again to May 3, 2017 to allow re-circulation of the Mitigated Negative Determination 
(MND) with a revised project description. The Commission also asked staff to assess whether the 
proposed parking configuration of tandem parking presents a safety issue due to the design. 
Based on the current project description and review of the Initial Study, the lead Agency concluded 
that there is no substantial evidence that the project may cause a significant effect, and a Negative 
Declaration was prepared. This document, along with the updated parking configuration, was 
circulated for a period of 20 days, commencing on April 6, 2017 and ending on April 26, 2017.

Appeal Points and Staff Responses
The appeal of the Director of Planning’s Conditioned Approval of DIR-2013-2966-DRB-SPP-
SPPA contends that:
1. Appeal Point: The Director erred by failing to make historic findings addressing the 

impacts of the project to the Devon-Ashton Apartment Historic District. Secondly, the 
architectural plans submitted for review by the Westwood Design Review Board were 
inadequate.
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Response:
For purposes of the California Environmental Quality Act (CEQA), the starting presumption for 
properties which are identified in a proposed historic district per SurveyLA, is that they are 
considered historical resources. CEQA defines a substantial adverse change as the demolition, 
destruction, relocation, or alteration of the historical resources or its immediate surroundings such 
that the significance of an historical resource could be materially impaired. "Materially impaired" 
is defined as work that materially alters, in an adverse manner, those physical characteristics that 
convey the resources historical significance and justify its inclusion in the California Register of 
Historical Resources, a local register or an historic resource survey. However, projects which are 
consistent with the district are not considered a substantial adverse change, and are generally 
found to result in no impacts, or impacts that can be mitigated to less than a significant level.

The project proposes retaining the existing two-story apartment home, including original 
landscaping, and limiting the scope of work to the rear of the site, away from public view. The 
existing detached one-story garage will be demolished and replaced with a new two-story 
structure consisting of one new dwelling unit over a new garage (27.5 feet in building height) that 
will match the architectural style, color, material, and height of the existing building. The project 
as proposed will maintain the building’s original 1940’s architectural style of Minimal Traditional, 
and will continue to be consistent with the surrounding properties in the Devon-Ashton Apartment 
Historic District.

As described and shown on Exhibit D, the Historic District is characterized as entirely multi-family 
residential, and comprised of apartment homes and courtyard apartments with detached one- 
story garages located to the rear of the site, and accessed from an alleyway. The applicant 
submitted a historic assessment, prepared by Historic Resources Group and dated August 26, 
2016. The study concluded that the project as proposed will “not constitute a substantial adverse 
change in the significance of a historic district as defined by CEQA.” The project plans were also 
reviewed by the Office of Historic Resources, who found the project to be consistent with the 
surrounding properties and without any substantial adverse impact on the site and/or to the 
Historic District.

Regarding review by the Westwood Design Review (DRB), the Board received and reviewed 
complete project plans prior to their action recommending conditional approval on September 21, 
2016. Historic analysis is not a function of the DRB. Their sole purpose is to review projects for 
design criteria based on Section 6B of the Westwood Community Design Review Board Specific 
Plan (see Exhibit E). Any issues and/or concerns involving compliance with specific plan and 
zoning code regulations, as well as environmental and historic review falls under the Department 
of City Planning’s jurisdiction.

2. Appeal Point: The Director erred by approving a project that does not meet open space 
requirements, and allow for adequate airflow, circulation, and sunlight.

Response:
In receiving Director of Planning approval, the proposed project must comply with all applicable 
regulations of the Westwood Community Multifamily Residential Specific Plan, inclusive of open 
space.

According to Section 6.A, Open Space, of the Specific Plan, the project requires 350 square feet 
of common open space per unit. Of this required open space, at least fifty percent must be 
landscaped, one-fourth may be above the ground level, and one-half of front and rear required 
yards may be applied toward the requirement if these yard areas are landscaped. As depicted in 
Exhibit F (Project Plans - “Exhibit A”), there will be a total of four dwelling units on-site (three 
existing and one new dwelling unit), therefore requiring 1,400 square feet of open space (350 
square feet x 4 units). This requirement is met within the front and side yards, and areas beyond
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the required yards. The front yard is 890 square feet and one-half is landscaped, providing a 
minimum of 445 square feet of landscaped open space in the front yard. There will be 1,331 
square feet of open space beyond the required (north) side yard, of which a minimum of 1,156 
square feet will be landscaped. Overall, the project provides 1,976 square feet of open space, 
thus exceeding the minimum requirement. Approximately 90 percent of the open space will 
continue to be landscaped.

The appellant also contends that the one-story addition (south portion of the existing building) 
connecting the existing two-story apartment home to the new two-story structure will 
eliminate proper airflow, circulation, and sunlight into the existing building. Currently, the 
two-story apartment home on all facades is decorated with several large and small windows, and 
entrance doors allowing for airflow, circulation, and sunlight (please see Sheets A4-A6 of Exhibit 
F). Although the one-story addition will eliminate one window (to share a wall with the new 
garage), the south faqade on the first floor, as well as the existing dwelling unit above the 
proposed addition will continue to have large windows and doorways. Furthermore, the one-story 
addition to the existing unit, at approximately 50 square feet in area, is considered minor. The 
existing apartment home will provide the same airflow, circulation, and sunlight as currently exists.

The proposed two-stories are consistent with the adjacent apartment home to the east (across 
the alleyway) and to the south, as well as the apartment homes in the Devon-Ashton Apartment 
Historic District. Lastly, the project is required to comply with all zoning and building code 
regulations and deviations from yards are required or requested for the new two-story structure. 
Therefore, the project will provide adequate open space, airflow, circulation, and sunlight.

3. Appeal Point: The Director failed to consider public safety in approving the new parking 
configuration.

Response:
Currently the subject site maintains four parking spaces housed in the existing detached one- 
story garage. As proposed, the project will comply with parking standards under the Westwood 
Community Multifamily Residential Specific Plan and Zoning Code by providing two additional 
parking spaces, plus four bicycle parking spaces (total of six parking spaces and four bicycle 
parking spaces). All vehicle and bicycle parking will be housed in a (new) detached garage located 
to the rear of the site and will be accessible from an existing, 20-foot alleyway (east of the site). 
The proposed parking configuration is the same as the existing, with the addition of two new 
parking spaces in tandem layout. Similarly, the majority of properties in the Devon-Ashton 
Apartment Historic District provide parking within a detached garage to the rear serviced by a 20- 
foot wide alleyway, which is a character-defining feature of the Devon-Ashton Apartment Historic 
District (Exhibit D). The applicant met with the Department of Transportation, (LADOT), the 
Department of Building & Safety, and the Bureau of Engineering to review the revised parking 
plan. The three departments determined it to be consistent with the design of parking plans with 
tandem spaces fronting an alley. In addition, they determined that the proposed parking 
configuration does not have any unique features that would produce a safety concern and/or 
hazard due to the design.

Conclusion
The appeal addresses the project’s impacts to the Devon-Ashton Apartment Historic District, and 
compliance with the Westwood Community Multifamily Residential Specific Plan’s Open Space 
and Parking regulations. The Director did not err in approving DIR-2013-2966-DRB-SPP-SPPA. 
Thus, staff recommends denying the appeal of the conditional approval of a Project Permit 
Compliance, Project Permit Adjustment and Design Review for demolition of a detached garage, 
construction of a two-story structure consisting of one new dwelling unit over a new garage to the 
rear of an existing two-story apartment home, and a 50 square foot addition to the existing two- 
story apartment home.



EXHIBIT A
APPEAL

DIR-2013-2966-DRB-SPP-SPPA-1A



EXHIBIT A
i

APPEAL
DIR-2013-2966-DRB-SPP-SPPA-1A

s^DEV,
•V" i-?'1APPLICATIONS: ri : .? '. * ;

s v. ■ « - ■ ■
- -

A.-!1 ’j.:
• ' . f! . - . : .... -

f: ’ . -... . '■>' ; > f • i» ■ , r > \ :

fey iy-PPM ^M-MvVpPp M

X. 1
y'. 'r a s-> Ii. '"4V **y %■f mm

This application is to be used for any appeals authorized by the Los Angeles Municipal Code (LAMC) for discretionary 
actions administered by the Department of City Planning.

1. APPELLANT BODY/CASE INFORMATION

Appellant Body.

^jS^Area Planning Commission 

Regarding Case Number:

□ City Planning Commission □ City Council □ Director of Planning

frlR- 2.o'3-yyU-frftV-.S9P'S'?PA 
loaqo-io^x, us

If
3

ShProject Address: J-

/Vov', 2.-, MoiLFinal Date to Appeal:

□ Appeal by Applicant/Owner
Appeal by a person, other than the Applicant/Owner, claiming to be aggrieved

□ Appeal from a determination made by the Department of Building and Safety

Type of Appeal:

2. APPELLANT INFORMATION

Appellant’s name (print): McstLA. At itikK

Company:

Mailing Address:

City: A as Atoe>e&i.%

Telephone: 31 o-~7/o

£
Pa Box inXiUtl3.

c-A HoOUfState: Zip:

E-mail:

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

Self □ Other:

□ Yes □ No• Is the appeal being filed to support the original applicant’s position?

3. REPRESENTATIVE/AGENT INFORMATION

Representative/Agent name (if applicable):

Company:

Mailing Address:

City: State: Zip:

Telephone: E-mail:
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JUSTIFICATION/REASON FOR APPEAL

□ PartIs the entire decision, or only parts of it being appealed? Entire

X □Are specific conditions of approval being appealed?

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

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

• How you are aggrieved by the decision

• Why you believe the decision-maker erred or abused their discretion

Yes No

illM

« The reason for the appeal 

• Specifically the points at issue

5. APPLICANT’S AFFIDAVIT

I certify that the statements contained in this application are complete and true:

/0-S/-/LAppellant Signature: Date:

6. FILING REQUIREMENTS/ADDITIONAL INFORMATION

Eight (8) sets of the following documents are required for each appeal filed (1 original and 7 duplicates): 
Appeal Application (form CP-7769) 

o Justification/Reason for Appeal 
o Copies of Original Determination Letter

o

A Filing Fee must be paid at the time of filing the appeal per LAMC Section 19.01 B.
Original applicants must provide a copy of the original application receipt(s) (required to calculate 
their 85% appeal filing fee).

o

All appeals require noticing per the applicable LAMC section(s). Original Applicants must provide noticing per 
the LAMC, pay mailing fees to City Planning’s mailing contractor (BTC) and submit a copy of the receipt.

Appellants filing an appeal from a determination made by the Department of Building and Safety per LAMC 
12.26 K are considered Original Applicants and must provide noticing per LAMC 12.26 K.7, pay mailing fees 
to City Planning’s mailing contractor (BTC) and submit a copy of receipt.

A Certified Neighborhood Council (CNC) or a person identified as a member of a CNC or as representing the 
CNC may not file an appeal on behalf of the Neighborhood Council; persons affiliated with a CNC may only 
file as an individual on behalf of self.

Appeals of Density Bonus cases can only be filed by adjacent owners or tenants (must have documentation).

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

A CEQA document can only be appealed if a non-elected decision-making body (ZA, APC, CPC, etc.) makes 
a determination for a project that is not further appealable. [CA Public Resources Code ' 21151 (c)].

This Section for City Planning Staff Use Only
Base Fee: Reviewed & Accepted by (DSC Planner): Date:

$ £& (-M - /C
Receipt No: Deemed Complete by (Project Planner): Date:

m <*r

X □ Original receipt and BTC receipt (if original applicant)Determination authority notified
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Reason for Appeal 
Design Review Board 
DIR-2013-2966-DRB-SPPA

Design Review Board did not make historic findings to determine that this does not 
affect the Devon-Ashton Historic District. The plans submitted to the DRB were 
not adequate to assess the impacts on the historic nature of the District. Thus the 
failure of the Design Review Board to make the necessary findings questions the 
adequacy of the plans submitted to the DRB.

New proposal has made no effort to preserve or maintain open space between 
existing one story garage and existing two story apartment building. The proposed 
new two story building will occupy the current 21'5" x 53'6" open space and will 
abut the existing building. Consequently, as this is an old building, this airspace 
that provides much needed airflow and circulation into the current building will be 
significantly eliminated.

The Eastside of the current building receives the great majority of daylight and 
sunlight for the apartments. The proximity of the proposed adjacent new two story 
building will obstruct sunlight and a preponderance of daylight from the current 
apartments.

New parking configuration presents a public safety hazard. The garage egress 
abuts a very narrow public alley. The garage is located at the comer of Ashton Ave 
and the alley, next to the Ashton Ave. alley opening. New configuration consists of 
tandem parking. Garage structure will take up 50% of the 100' north/south portion 
of the alley at the end of which the alley takes a 90 degree turn east. There is no 
turn around space for emergency vehicles, City trash trucks, service trucks, Devon- 
Ashton residents entering or attempting to exit alley when impeded by tandem 
parkers using the Public alley as their space to rearrange their vehicles parked one 
behind the other in proposed new garage. This will increase alley traffic to an 
unsafe level.
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WESTWOOD COMMUNITY MULTI-FAMILY SPECIFIC PLAN 
PROJECT PERMIT COMPLIANCE REVIEW, 

PROJECT PERMIT SPECIFIC PLAN ADJUSTMENT & 
DESIGN REVIEW

October 18, 2016

Case No. 
CEQA:

DIR-2013-2966-DRB-SPP-SPPA 
ENV-2012-2986-MND-REC2

Representative
Majid Nael (R)
M And Building Design Assoc. 
7056 Macapa Drive 
Los Angeles, CA 90068

Location: 10390 - 10392 W Ashton Avenue,
1234 S Beverly Glen Boulevard
CD5 - Paul Koretz
Westwood
Westwood
Low Medium II
[Q]RD1.5-1XL
Lot 7, Block 16, Tract 6193

Council District: 
Neighborhood Council 
Community Plan Area: 
Land Use Designation: 

Zone:
Legal Description:

Property Owner / Applicant
10390 Ashton, LLC (O) 
do Albert Mahanian 
PO Box 492012 
Los Angeles, CA 90049

Last Day to File an Appeal: November 2, 2016

DETERMINATION
Pursuant to Los Angeles Municipal Code Sections 11.5.7 C, 11.5.7 E and 16.50, and based upon 
the recommendation of the Westwood Community Design Review Board, I have reviewed the 
proposed Project and as the designee of the Director of Planning, I hereby:

Approve with Conditions a Project Permit Compliance and Design Review for 
demolition of a detached garage, for construction of a two-story structure 
consisting of one new dwelling unit over a new garage to the rear of an existing 
two-story apartment home; and a 50 square foot addition to the existing two-story 
apartment home,

Approve with Conditions a Project Permit Adjustment to allow a garage height 
of 9 feet in lieu of the maximum allowable garage height of 7 feet per Section 6.D 
of the Westwood Community Multi-Family Specific Plan;

http://planning.lacity.org


Adopt Mitigated Negative Declaration ENV-2012-2986-MND-REC2 and the 
Mitigation Monitoring Program (MMP) for ENV-2012-2986-MND-REC2 as the 
project’s environmental clearance pursuant to the California Environmental Quality 
Act (CEQA) and Section 21082.1(c)(3) of the California Public Resources Code.

The project approval is based upon the attached Findings, and subject to the attached Conditions 
of Approval:

CONDITIONS OF APPROVAL

Site Development. Except as modified herein, the project shall be in substantial 
conformance with the plans and materials submitted by the Applicant, stamped “Exhibit A,” 
and attached to the subject case file. No change to the plans will be made without prior 
review by the Department of City Planning, Plan Implementation Division, and written 
approval by the Director of Planning. Each change shall be identified and justified in writing. 
Minor deviations may be allowed in order to comply with the provisions of the Municipal 
Code, the project conditions, or the project permit authorization.

1.

Height. The project shall be limited to two-stories and 27.5 feet in height.2.

Parking. The project shall provide 7 automobile parking spaces: 4 spaces for the existing 
three dwelling units on-site and 3 spaces for the new dwelling unit. One of the 7 spaces 
shall be reserved for guests. The applicant has chosen to replace up to one parking space 
with (4) bicycle parking spaces. A minimum of 6 vehicle parking spaces shall be provided, 
with required in-lieu bicycle parking.

3.

Parking Replacement. Up to one of the required automobile parking spaces may be 
replaced with bicycle parking at a ratio of one automobile parking space for every four 
bicycle parking spaces provided pursuant to LAMC Section 12.21.A4. Should the applicant 
choose to replace any of the required automobile parking with bicycle parking, and no other 
Condition of Approval is affected, then no modification of this determination shall be 
necessary, and the number of parking spaces shall be re-calculated by the Department of 
Building and Safety based upon the ratios set forth above.

4.

Open Space. The project shall provide at least 1,400 square feet of open space of which 
700 square feet shall be landscaped. All required open space shall be located on the ground 
level. A minimum of 445 square feet shall be provided in the front yard and 1,331 square 
feet shall be provided in the areas beyond the required front and side yards, as shown on 
Sheet A2 of Exhibit A.

5.

Garage. The project shall provide parking within the new garage. The height of the garage 
shall not extend more than 9 feet above the existing natural grade, measured from the 
ground elevation to the level immediately above the garage. The project shall enclose and 
provide mechanical ventilation for all portions above grade, except the driveways.

6.

Yard Requirements. The project shall landscape at least fifty percent of each required front, 
side, and rear yard. Grasscrete shall cover the rear yard and a portion of the south side 
yard, as shown on Sheet A2 of Exhibit A.

7.
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Equipment Screening. All mechanical and electrical equipment shall be enclosed and/or 
screened from view. Screening shall match the color of the existing building on-site.

8.

9. Landscape Standards.

a. Existing Landscaping. The project shall be in substantial conformance with the 
landscape plan on sheets L1-L3 of Exhibit A. All new planting shall match existing 
plant types, including 5-gallon Ligustrum (Privet) and 1 or 5 gallon Agapanthus; and, 
any new lawn installed to replace the existing lawn, shall be marathon two.

a. Street Trees. The project shall provide street trees as permitted by and in 
accordance with the current standards of the Street Tree Division, Bureau of Street 
Services, Department of Public Works. The project shall provide a minimum of 
three street trees along Beverly Glen Boulevard and three street trees along 
Ashton Boulevard, or to the satisfaction of the Bureau of Street Services.

The street trees shall be a minimum of twelve feet in height and not less than three 
inches in caliper at the time of planting, or as approved by the Bureau of Street 
Services.

10. Design Review. The project shall provide the following:
• Windows and doors to be wood, shall match the existing wood windows and doors.
• The proposed French doors shall be wood 2 lite wide x 6 lite high.
• The roof on the bay windows shall match the existing standing seam metal.
• The wood railings on the balcony shall match the proposed photo on Sheet A7.
• The balcony edge shall have 1 inch x 2 inch molding running horizontally at top of 

balcony floor fascia.
• New gutters and downspout shall match existing.

Environmental Mitigation Conditions

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.

11.

Aesthetics (Glare). The exterior of the proposed structure shall be constructed of 
materials such as, but not limited to, high-performance and/or non-reflective tinted glass 
(no mirror-like tints or films) and pre-cast concrete or fabricated wall surfaces to minimize 
glare and reflected heat.

12.

Administrative Conditions

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

13.
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Notations on Plans. Plans submitted to the Department of Building and Safety, for the 
purpose of processing a building permit application shall include all of the Conditions of 
Approval herein attached as a cover sheet, and shall include any modifications or notations 
required herein.

13.

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

14.

Code Compliance. Use, area, height, and yard regulations of the zone classification of the 
subject property shall be complied with, except where granted conditions differ herein.

15.

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

16.

Enforcement. Compliance with these conditions and the intent of these conditions shall be 
to the satisfaction of the Department of City Planning.

17.

Indemnification and Reimbursement of Litigation Costs. Applicant shall do all of the 
following:

18.

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

i)

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

iii) 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 (ii).
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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 (ii).

iv)

v) 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.

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

The proposed project involves the demolition of a detached one-story garage, for the construction 
of one new dwelling unit over a new garage located to the rear of an existing three unit apartment 
home, totaling to four dwelling units. The new garage will replace the existing garage and will be 
two-stories (one-story dwelling unit over one-story garage) at 27.5 feet, matching the height of 
the existing apartment home. The new dwelling unit will house three-bedrooms. Six automobile 
parking spaces and four bicycle parking spaces will be housed within the new garage. Common 
open space is provided within the front yard and beyond the required yards. The project also 
includes a minor addition of approximately 55 square feet to the south portion of the existing 
apartment home which will connect the apartment home to the new structure.

The project request also includes a Project Permit Specific Plan Adjustment to allow a garage 
height of 9 feet in lieu of the maximum allowable garage height of 7 feet per Section 6.D of the 
Westwood Community Multi-Family Specific Plan. The subject site is rectangular, approximately 
8,694.5 square feet, and zoned [QJRD1.5-1XL. The project is listed as a non-contributor within 
the Devon-Ashton Apartment Historic District.

The Devon-Ashton Apartment Historic District is characterized by one- or two-story apartment 
homes containing between two and eight units each. These homes were designed in the 
American Colonial Revival, Mid-Century Modern, and Minimal Traditional styles dating from the 
1930’s to 1940’s. The existing apartment home on-site was constructed in 1940 and was designed 
with an architectural style of Minimal Traditional. As it applies to the site, the existing two-story 
apartment home will be retained and the project will be limited to the rear (east), not visible from 
public right-of-way. The new two-story structure will match the architectural style, color, material, 
and height of the existing apartment home. The project’s design, massing, size, and scale are 
compatible with the existing structure on site and surrounding properties within the District.

A recommendation was made by the Westwood Community Design Review Board, 
pursuant to Los Angeles Municipal Code Section 16.50:

1.

The Design Review Board met on September 21, 2016, and convened a quorum of five 
Board Members. The vote was unanimous, recommending approval of the project since the 
project will substantially comply with Section 16.50, Subsection E of the Los Angeles 
Municipal Code as well as the relevant design guidelines and development provisions of the 
Specific Plan.

The recommended conditions are:
Windows and doors to be wood to match the existing wood windows and doors. 
The proposed French doors are to be wood 2 lite wide x 6 lite high.
The roof on the bay windows shall match the existing standing seam metal.
The wood railings on the balcony to match the proposed photo on Sheet A7.
The balcony edge to have 1 inch x 2 inch molding running horizontally at top of 
balcony floor fascia.
New gutters and downspout to match existing.
New planting to match existing plant types, including 5-gallon Ligustrum (Privet) 
and 1 or 5 gallon Agapanthus. Any new lawn installed to replace the existing lawn, 
shall be marathon two.

a.
b.
c.
d.
e.

f.
9-
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The review and recommendation of the Westwood Community DRB was based upon 
conformance with the criteria in the Westwood Community Design Review Board Specific 
Plan (Section 6.B), as described below.

a. The proposed structure conforms to provisions within the Westwood Community 
Plan and the Westwood Community Multi-Family Specific Plan. This includes 
conforming to the allowable density per the Low Medium II Residential Land Use 
designation and the corresponding [Q]RD1.5-1XL Zone. With a total lot area of 
approximately 8,695 square feet and a permitted density of 1,500 square feet of lot 
area per dwelling unit, the total density of four dwelling units (three existing, plus 
one new dwelling unit) is less than the allowable maximum of six units on the subject 
site. The proposed two-story rear structure and approximately 55 square foot 
addition to the existing apartment home conforms to applicable land use 
regulations, design standards and landscape standards of the Specific Plan, as 
described above, including height, parking, open space, yards, screening of roof
top equipment, landscaping and street trees. Lastly, the proposed structure 
compatible with the existing three-unit apartment home on-site and is consistent 
with the architectural style, massing, size, and scale of the surrounding homes 
within the Devon-Ashton Apartment Historic District.

b. The proposed structure is designed so as not to cast shadows on one-third or more 
of any adjacent residential structure as projected on plan view for more than two 
hours between the hour of 9 a.m. and 3 p.m. on December 21. Per the shadow 
study submitted by the applicant, shadows are generated, but the proposed project 
does not cast shadows on one-third or more of any adjacent residential buildings 
for more than two hours.

c. The proposed project will not result in equipment (such as ventilation, heating, and 
air conditioning devices) being visible from public view. As depicted in Exhibit A, 
mechanical and electrical equipment will be enclosed and/or screened from view. 
The stairwell to the proposed unit will not be visible from the public right-of-way, as 
it will be housed to the rear.

d. The proposed building is compatible with the design, massing and architectural 
integrity of the surrounding buildings. The new two-story structure comprised of one 
new dwelling unit over a new garage will match the Minimal Traditional architectural 
style of the existing two-story, three-unit apartment home, as well as match in 
massing, scale, and building height. The fagade is characterized by a simple stucco 
exterior decorated with Traditional French framed windows and doors, and wood 
shutters offering a break in the building mass.

The colors and materials will match the existing apartment home reflecting 
character defining features of Minimal Traditional architectural style. Colors and 
materials to include: stucco in an off-white finish (“Buttonweed”, Dunn-Edwards DE 
3162); gabled roof with dark grey colored asphalt shingles; wooden windows and 
doors to match the white color; the balcony to match the existing wood railings; and 
the roof on the bay windows to match the existing standing seam metal. As 
recommended by the DRB, the French doors will be wood 2 lites wide x 6 lites high 
and the balcony edge will have 1 inch x 2 inch molding running horizontally at the 
top of the balcony floor fascia.
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The architectural style is Minimal Traditional and is consistent with the surrounding 
apartment homes in the Devon-Ashton Apartment Historic District. The DRB found 
the project to be compatible with the architectural style, massing, scale, size, and 
building height of the existing two-story, three-unit apartment home on-site, and to 
be in-keeping with the apartment homes in the Historic District. They also found 
the project - to retain the existing apartment home and limit construction to the 
rear will maintain architectural integrity to the project site and to the surrounding 
apartment homes in the Historic District.

e. The one-story parking garage extends approximately nine feet from grade to the 
floor elevation of the level immediately above the parking garage, exceeding the 
seven foot height limit. However, the proposed project includes a Specific Plan 
Adjustment to allow a garage height of 9 feet in lieu of the maximum allowable 
garage height of 7 feet (see Findings 3 through 5 below). All parking will be housed 
by the new garage.

f. The landscape design is varied as reflected on the detailed Landscape and 
irrigation plan, included in Exhibit A. Plant material includes trees and shrubs, grass 
and other ground cover. As recommended by the DRB, any new planting will match 
existing plant types, including 5-gallon Ligustrum (Privet) and 1 or 5 gallon 
Agapanthus; and, any new lawn installed to replace the existing lawn, shall be 
marathon two.

g. The sizes at maturity of plant materials are identified on the Landscape Plan. M 
landscaping, including trees, shrubs, and grass is to remain. If landscaping is 
removed during construction, new planting will match all existing plant types. As 
recommended by the DRB, any new planting will match existing plant types, 
including 5-gallon Ligustrum (Privet) and 1 or 5 gallon Agapanthus. Any new lawn 
installed shall be marathon two.

h. The proposed project conforms to zoning and land use regulations of the Los 
Angeles Municipal Code. The proposed project consists of the demolition of an 
existing detached garage for the construction of a new dwelling unit over a new 
garage resulting in a four-unit residential building, and an approximately 55 square 
foot addition to the existing apartment home on-site. The existing use as multi-family 
residential will remain the same and the height of the proposed new two-story 
structure will match the height of the existing apartment home of 27.5 feet. 
Therefore, the subject site with the proposed project, will be in conformance with 
the Low Medium II Residential Land Use designation and the [Q]RD1.5-1XL Zone. 
The proposed project also satisfies parking, yard, open space and landscape 
requirements.

2. Project Permit Compliance

The project substantially complies with the applicable regulations, findings, 
standards, and provisions of the specific plan.

a. Section 5.A., Building Height, of the Specific Plan is not applicable because the 
project site does not abut a R1 or more restrictive zone. The site abuts the R5 
Zone to the north (across Ashton Avenue) and R3 to the west (across Beverly Glen
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Boulevard). Finally to the east and south, the zone is RD1.5. The project consisting 
of a two-story structure of one unit over a garage will match the height of the 
existing residential building on-site at 27.5 feet.

b. The proposed project substantially complies with Section 5.B., Parking Standards, 
of the Specific Plan which requires 2.25 parking spaces for units with four or fewer 
habitable rooms and 3.25 parking spaces for larger units. In addition, of these 
required spaces, one-quarter space per unit shall be guest parking. As depicted in 
Exhibit A, the new dwelling unit will have five habitable rooms requiring 3.25 
parking spaces. The existing three-unit apartment home are serviced by four 
existing parking spaces which the new garage will provide. A total of seven parking 
spaces is required, with one designated for guest parking. The location of the guest 
space is not identified in Exhibit A. The project will provide six automobile parking 
spaces housed in the new garage. For the seventh required automobile parking 
space, the applicant has opted to replace it with four bicycle parking spaces 
pursuant to Los Angeles City Municipal Code Section 12.21.A4. Therefore, the 
project will meet the parking provisions of the Specific Plan. Condition 3 and 4 
ensures that this provision of the Specific Plan will be met.

c. The proposed project substantially complies with Section 6.A, Open Space, of the 
Specific Plan which requires 350 square feet of common open space per unit. Of 
this required open space, at least fifty percent must be landscaped, one-fourth may 
be above the ground level, and one-half of front and rear required yards may be 
applied toward the requirement if these yard areas are landscaped. As depicted in 
Exhibit A, there will be a total of four dwelling units on-site (three existing and one 
new dwelling unit), therefore requiring 1,400 square feet of open space. This 
requirement is met within the front and side yards, and areas beyond the required 
yards. The front yard is 890 square feet and one-half is landscaped, providing a 
minimum of 445 square feet of landscaped open space in the front yard. There will 
be 1,331 square feet of open space beyond the required (north) side yard, of which 
a minimum of 1,156 square feet of it will be landscaped. Lastly, there will be 131 
square feet of open space in-between the existing apartment home and the new 
two-story structure. Therefore, the project will be providing 1,976 square feet of 
open space exceeding the minimum requirement. Approximately 90 percent of the 
open space is and will continue to be landscaped. Condition 5 ensures that the 
required open space will be provided.

d. Section 6.B., Walkways, is not applicable because the width of the subject site is 
not 150 feet or more. As depicted in Exhibit A, the width of the site is approximately 
50 feet.

e. Section 6.C., Building Setbacks, is not applicable because the subject site is not 
directly across the street and within 200 feet of an R1 or more restrictive zone. Per 
ZIMAS, parcels across Ashton Avenue (north) are zoned R5; parcels across 
Beverly Glen Boulevard (west) are zoned R3; and properties to the south and to 
the west are zoned RD1.5.

f. The proposed project substantially complies with Section 6.D, Garage, of the 
Specific Plan which allows only one level of a parking garage above the natural 
existing grade, up to a maximum of seven feet in height, measured to the floor
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elevation of the level immediately above the parking garage. As depicted in Exhibit 
A, the new garage will be one-story, built at-grade, and reach nine feet in height. 
However, the applicant is requesting a Project Permit Specific Plan Adjustment to 
allow for the nine feet in lieu of the maximum allowable garage height of 7 feet (see 
Findings 3 through 5 below). Condition 6 ensures that the garage will not extend 
more than nine feet above grade.

g. The proposed project substantially complies with Section 6.E, Yard Requirements, 
of the Specific Plan which requires that a minimum of fifty percent of each of the 
required front, rear and side yards be landscaped. As depicted in Exhibit A, the 
front yard is 890 square feet in area and one-half of this area is 444.5 square feet. 
However, 822 square feet of the front yard is currently landscaped and will 
continue to be maintained. The north side yard consists of 575 square feet of area 
and approximately 95 percent of it currently is and will continue to be landscaped. 
The south side yard consists of 217.5 square feet of area and approximately 143 
square feet of it is currently landscaped. The rear yard is 325 square feet of area 
and one-half is 162.5 square feet, which will be grasscrete. In addition to the 
landscaped required yards, a variety of existing trees, shrubs, and grass decorate 
large open areas beyond the required yards. Any landscaping that is removed 
during construction, will be replaced to match the existing. Condition 7 ensures 
that 50 percent of all yards will be landscaped.

h. Section 6.F., Buffer, is not applicable as the project site does not immediately abut 
a R1 or more restrictive zone. PerZIMAS, across Ashton Avenue (north) are zoned 
R5; parcels across Beverly Glen Boulevard (west) are zoned R3; and properties 
to the south and to the west are zoned RD1.5.

i. The proposed project substantially complies with Section 6.G, Screening, of the 
Specific Plan which requires that structures on the roof be fully screened from view 
from adjacent properties, as seen from the grade. As depicted in Exhibit A, no 
mechanical equipment is proposed for the rooftop. However, an electoral panel will 
be installed on the south side of the building and will be screened from public view. 
Condition 8 ensures all mechanical and electrical equipment will be screened.

j. The proposed project substantially complies with Section 7.A., Landscape 
Standards General Requirements, of the Specific Plan which requires that a 
Landscape Plan be prepared by a licensed architect or landscape architect and 
submitted to the Westwood Community Design Review Board (DRB) for review 
and approval. In addition, the Landscape Plan is required to illustrate details of the 
plants and plant material (i.e., names, size at maturity, locations, planting 
schedule, irrigation plan) and to involve a variety of plant materials. As depicted in 
Exhibit A, the Landscape Plan has been prepared by a licensed architect, and 
includes: an irrigation plan; a variety of plant material, including grass and other 
ground cover, shrubs, and trees; and, clear identification of plant material 
locations, and size at maturity. The DRB reviewed and recommended approval of 
the Landscape Plan and Irrigation Plan at its regular meeting on September 21, 
2016. This included a recommendation that any new planting will match existing 
plant types, including 5-gallon Ligustrum (Privet) and 1 or 5 gallon Agapanthus. 
Any new lawn installed to replace the existing lawn, shall be marathon two for 
Substantial conformance with this plan has been conditioned in Condition 9.
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k. The proposed project substantially complies with Section 7.B., Street Trees, of the 
Specific Plan which requires that street trees be approved by the Bureau of Street 
Maintenance/Street Tree Division, planted at a minimum ratio of one for every thirty 
linear feet of street frontage abutting the project, and be at least twelve feet in 
height and three inches in caliper at time of planting. There are two existing street 
trees fronting Ashton Boulevard and two existing street trees fronting Beverly Glen 
Boulevard. The total linear frontage of the project site is approximately 191 feet, 
requiring six street trees. If the Bureau of Street Services determines that more 
street trees can be accommodated in the parkway, the project shall plant up to six 
street trees per Bureau’s standards and per Specific Plan standards. Condition 9 
ensures conformance with all of these standards.

Project Permit Specific Plan Adjustment3.

That there are special circumstances applicable to the project or project site 
which make the strict application of the specific plan regulation(s) impractical.

The original project involved the demolition of an existing two-story, three-unit apartment 
home and detached one-story garage; for the construction of a three-story, five-unit singular 
residential building over one level of subterranean parking. However, during the 
environmental initial study phase of the environmental review, it was learned that the subject 
site and surrounding properties were being surveyed for a proposed historic district, referred 
to as the Devon-Ashton Apartment Historic District (characterized by one- or two-story 
apartment homes containing between two and eight units each architectural style 
exemplifying American Colonial Revival, Mid-Century Modern, and Minimal Traditional 
styles dating from the 1930’s to 1940’s). Subsequently, after meeting stark opposition from 
local community members, the applicants redesigned their project to retain the existing 
apartment home and limit the scope of work to the rear of the site, away from public view. 
The existing detached one-story garage will be demolished and replaced with a new two- 
story structure consisting of one new dwelling unit over a new garage, which will match the 
architectural style, color, material, and height of the existing building. The project, as revised, 
is now consistent with the surrounding properties in the Historic District.

The existing garage requires replacement, as it was constructed in 1940 and cannot 
structurally support a second-story. As a result, the new garage will allow for the construction 
of a new dwelling unit on top. The height of the existing garage, measured from the floor 
elevation to the level immediately above the parking garage is nine feet. To be consistent 
with the existing, the new garage will match this height at nine feet, exceeding the seven 
foot height limit in Section 6D of the Specific Plan.

This provision was intended for new multifamily developments built over subterranean 
parking, as well as to limit the view of the garage from the public street allowing for more 
architectural details to decorate the building fagade. However, it was not intended for 
existing properties to be retained.

Furthermore, the Westwood Community Multifamily Specific Plan was established to 
provide development standards for new multifamily developments to ensure “orderly, 
attractive and harmonious, multiple-family residential development in the Westwood 
community which takes into consideration the architectural character and environmental 
setting of the community.” The project meets this objective, as the project will preserve the
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existing architectural character and environmental setting of the site and surrounding 
properties in the Historic District. The additional two feet in height is minimal as it will match 
the height of the existing garage. For all of the above reasons, there are such circumstances 
applicable to the project making the strict application of the specific plan height regulation 
impractical.

That in granting the Project Permit Adjustment, the Director has imposed project 
requirements and/or decided that the proposed project will substantially comply 
with all applicable specific plan regulations.

4.

The project as designed substantially complies with all the applicable provisions within 
the Westwood Community Multifamily Specific Plan with no deviation requests from the 
City of Los Angeles Municipal Code. In addition, Conditions 1 through 10 will ensure 
project compliance with these provisions are met. The additional height permitting a 
garage height of nine feet, in lieu of the maximum permitted height of seven feet, will 
allow for a project design that is consistent with the Minimal Traditional architectural style 
of the existing two-story, three-unit apartment building, and it will match the height of the 
existing detached one-story garage proposed for demolition. Lastly, the project will be 
consistent with the proposed Devon-Ashton Apartment Historic District.

That in granting the Project Permit Adjustment, the Director has considered and 
found no detrimental effects of the adjustment on surrounding properties and 
public rights-of-way.

5.

The adjustment permitting a garage height of nine feet in lieu of seven feet will render no 
detrimental effects on surrounding properties and public rights-of-way. The proposed 
garage will not be visible from public right-of-way as it will be located to the rear of the site, 
away from any street frontage. In addition, the total height of the garage, plus the 
construction of a new dwelling unit above it will be two-stories matching the height of the 
existing apartment home on-site. More importantly, the height will be consistent with the 
adjacent properties. The proposed two-story structure will not cast shadows on one-third or 
more of any adjacent residential structure as projected on a plan view for more than two 
hours between the hours of 9 a.m. and 3 p.m. on December 21. In addition, the proposed 
project complies with all the regulations in the Westwood Community Multifamily Specific 
Plan and the City of Los Angeles Municipal Code. Lastly, the adjustment request is a direct 
result of preserving the architectural character, mass, and scale of the existing apartment 
home on-site and the proposed Historic District. Therefore, granting the adjustment will have 
no detrimental effects on surrounding properties and public rights-of-way.

4. Environmental Review

The project incorporates mitigation measures, monitoring measures when 
necessary, or alternatives identified in the environmental review, which would 
mitigate the negative environmental effects of the project, to the extent physically 
feasible.

In compliance with requirements of the California Environmental Quality Act (CEQA), the 
project was issued a Mitigated Negative Declaration (ENV-2012-2986-MND-REC2), 
prepared by the Department of City Planning in accordance with the City of Los Angeles
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CEQA Guidelines. As such, it reflects the independent judgment of Department staff as a 
designee of the Director of Planning.

The Planning Department received a few comment letters from concerned residents 
regarding the site’s relation to the proposed Devon-Ashton Apartment Historic District. 
However, these concerns were based on the old project plans to demolish the entire site 
and construct a new three-story, five-unit apartment building. The project as revised, 
involves a retaining the existing two-story, three-unit apartment home and demolishing the 
existing detached garage for the replacement and construction of a new garage and one 
new dwelling unit on top, and an approximately 55 square foot addition to the existing 
apartment home. The scope of work is limited to the rear of the site and is not visible from 
the public right-of-way. On August 29, 2016, Mitigated Negative Declaration, ENV-2012- 
2986-MND-REC2 was issued in accordance with the revised project description.

No comments were received for Mitigated Negative Declaration, ENV-2012-2986-MND- 
REC2.

On the basis of the whole of the record before the lead agency including any comments 
received, the lead agency finds that, with imposition of the mitigation measures described 

• in the MND, there is no substantial evidence that the proposed project will have a significant 
effect on the environment. The Mitigated Negative Declaration reflects the lead agency’s 
independent judgment and analysis. The records upon which this decision is based are with 
the Environmental Review Section of the Planning Department in Room 750, 200 North 
Spring Street.

OBSERVANCE OF CONDITIONS - TIME LIMIT - LAPSE OF PRIVILEGES

All terms and conditions of the Director’s Determination shall be fulfilled before the use may be 
established. The instant authorization is further conditioned upon the privileges being utilized 
within three years after the effective date of this determination and, if such privileges are not 
utilized, building permits are not issued, or substantial physical construction work is not begun 
within said time and carried on diligently so that building permits do not lapse, the authorization 
shall terminate and become void.

TRANSFERABILITY

This determination runs with the land. In the event the property is to be sold, leased, rented or 
occupied by any person or corporation other than yourself, it is incumbent that you advise them 
regarding the conditions of this grant. If any portion of this approval is utilized, then all other 
conditions and requirements set forth herein become immediately operative and must be strictly 
observed.
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VIOLATIONS OF THESE CONDITIONS, A MISDEMEANOR

Section 11.00 of the LAMC states in part (m): “It shall be unlawful for any person to violate any 
provision or fail to comply with any of the requirements of this Code. Any person violating any of 
the provisions or failing to comply with any of the mandatory requirements of this Code shall be 
guilty of a misdemeanor unless that violation or failure is declared in that section to be an 
infraction. An infraction shall be tried and be punishable as provided in Section 19.6 of the Penal 
Code and the provisions of this section. Any violation of this Code that is designated as a 
misdemeanor may be charged by the City Attorney as either a misdemeanor or an infraction.

Every violation of this determination is punishable as a misdemeanor unless provision is otherwise 
made, and shall be punishable by a fine of not more than $1,000 or by imprisonment in the County 
Jail for a period of not more than six months, or by both a fine and imprisonment.”

APPEAL PERIOD - EFFECTIVE DATE

The applicant's attention is called to the fact that this grant is not a permit or license and that any 
permits and licenses required by law must be obtained from the proper public agency. 
Furthermore, if any condition of this grant is violated or not complied with, then the applicant or 
his successor in interest may be prosecuted for violating these conditions the same as for any 
violation of the requirements contained in the Municipal Code, or the approval may be revoked. 
The Determination in this matter will become effective and final fifteen (15) days after the 
date of mailing of the Notice of Director’s Determination unless an appeal there from is filed 
with the City Planning Department. It is strongly advised that appeals be filed early during the 
appeal period and in person so that imperfections/incompleteness may be corrected before the 
appeal period expires. Any appeal must be filed on the prescribed forms, accompanied by the 
required fee, a copy of this Determination, and received and receipted at a public office of the 
Department of City Planning on or before the above date or the appeal will not be accepted. 
Forms are available on-line at www.lacity.org/pln.
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Planning Department public offices are located at:

Valley Office
6262 Van Nuys Boulevard, Suite 251 
Van Nuys, CA 91401 
(818) 374-5050

Downtown Office 
Figueroa Plaza
201 North Figueroa Street, 4th Floor 
Los Angeles, CA 90012 
(213) 482-7077

Verification of condition compliance with building plans and/or building permit applications are 
done at the Development Services Center of the Department of City Planning at either Figueroa 
Plaza in Downtown Los Angeles or the Marvin Braude Building in the Valley. In order to assure 
that you receive service with a minimum amount of waiting, applicants are encouraged to 
schedule an appointment with the Development Services Center either by calling (213) 482-7077 
or through the Department of City Planning website at http://cityplanninq.lacitv.org. The applicant 
is further advised to notify any consultant representing you of this requirement as well.

The time in which a party may seek judicial review of this determination is governed by California 
Code of Civil Procedures Section 1094.6. Under that provision, a petitioner may seek judicial 
review of any decision of the City pursuant to California Code of Civil Procedure Section 1094.5, 
only if the petition for writ of mandate pursuant to that section is filed no later than the 90th day 
following the date on which the City's decision becomes final.

VINCENT P. BERTONI, AICP 
Director of Planning

Reviewed by:Approved by:

p(L&
Debbie Lawrence, AICP, Senior City Planner|jal Roble, Pnh&pal City Planner

Prepared by:

Sheila Gershon, City Planning Assistant 
Sheila.Gershon@lacity.org
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EXHIBIT C
NEGATIVE DECLARATION
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CITY OF LOS ANGELES 
OFFICE OF THE CITY CLERK 

ROOM 395, CITY HALL 
LOS ANGELES, CALIFORNIA 90012 

CALIFORNIA ENVIRONMENTAL QUALITY ACT 
NEGATIVE DECLARATION

LEAD CITY AGENCY
City of Los Angeles

COUNCIL DISTRICT
CD 5 - PAUL KORETZ

PROJECT TITLE
ENV-2012-2986-ND

CASE NO.
TT-72087-CN, DIR-2013-2966-DRB-SPP-SPPA; DIR-2013-2966-DRB-SPP-SPPA-1A

PROJECT LOCATION
10390 - 10392 W. ASHTON AVE., 1234 S. BEVERLY GLEN BLVD.
PROJECT DESCRIPTION
The proposed project involves the demolition of a detached one-story garage, for the construction of one new dwelling unit over a new 
garage located to the rear of an existing three-unit, two-story apartment home, resulting in four dwelling units. The new structure will 
be two-stories (one-story dwelling unit over one-story garage) at 27.5 feet, the height will be less than the building height of the 
existing apartment home. Six automobile parking spaces and four bicycle parking spaces will be housed within the new garage. 
Approximately 15 cubic yards of dirt will be exported. No importing of dirt is proposed.

The project request includes a Project Permit Specific Plan Adjustment to allow a garage height of 9 feet in lieu of the maximum 
allowable garage height of 7 feet per Section 6.D of the Westwood Community Multi-Family Specific Plan. The subject site is 
rectangular, approximately 8,694.5 square feet, and zoned [QJRD1.5-1XL.

The requested entitlements include: 1) Specific Plan Project Permit Compliance; 2) Design Review; 3) Specific Plan Project Permit 
Adjustment; and 4) Tentative Tract Map.
NAME AND ADDRESS OF APPLICANT IF OTHER THAN CITY AGENCY
Albert Mahanian
200 S. Barrington Ave., #492012 
Los Angeles, CA 90049
FINDING:

The City Planning Department of the City of Los Angeles has Proposed that a negative declaration be adopted for this project. 
The Initial Study indicates that no significant impacts are apparent which might result from this project's implementation. This 
action is based on the project description above.

Any written comments received during the public review period are attached together with the response of the Lead City 
Agency. The project decision-make may adopt this negative declariation, amend it, or require preparation of an EIR. Any 
changes made should be supported by substantial evidence in the record and appropriate findings made.

THE INITIAL STUDY PREPARED FOR THIS PROJECT IS ATTACHED.

NAME OF PERSON PREPARING THIS FORM TITLE TELEPHONE NUMBER

e_'A Cr e-X i U
City Planning Assistant (213) 978-1376

ADDRESS SIGNATURE (Official) DATE

!200 N. SPRING STREET, 7th FLOOR 
LOS ANGELES, CA. 90012

ENV-2012-2986-ND Page 1 of 50
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CITY OF LOS ANGELES
OFFICE OF THE CITY CLERK 

ROOM 395, CITY HALL 
LOS ANGELES, CALIFORNIA 90012

CALIFORNIA ENVIRONMENTAL QUALITY ACT
INITIAL STUDY 

and CHECKLIST
(CEQA Guidelines Section 15063)

jCOUNCIL DISTRICT:
jCD 5 - PAUL KORETZ

DATE:
03/28/2017

LEAD CITY AGENCY:
City of Los Angeles
RESPONSIBLE AGENCIES: Department of City Planning

:h_i
) RELATED CASES:
jTT-72087-CN, DIR-2013-2966-DRB-SPP-SPPA; DIR-2013-2966-DRB-SPP-SPPA-1A 

Does have significant changes from previous actions.
Does NOT have significant changes from previous actions.

ENVIRONMENTAL CASE:
ENV-2012-2986-ND
PREVIOUS ACTIONS CASE NO.:

PROJECT DESCRIPTION:
DEMOLITION OF A DETACHED 1 -STORY GARAGE, FOR THE CONSTRUCTION OF 1 NEW 1,400 SQUARE FOOT DWELLING j 
UNIT OVER A NEW GARAGE LOCATED TO THE REAR OF AN EXISTING 30 FOOT HIGH, 3-UNIT, 2-STORY APARTMENT jj 
HOME \
ENV PROJECT DESCRIPTION: j
The proposed project involves the demolition of a detached one-story garage, for the construction of one new dwelling unit over a new j 
garage located to the rear of an existing three-unit, two-story apartment home, resulting in four dwelling units. The new structure will ' 
be two-stories (one-story dwelling unit over one-story garage) at 27.5 feet, the height will be less than the building height of the 
existing apartment home. Six automobile parking spaces and four bicycle parking spaces will be housed within the new garage. | 
Approximately 15 cubic yards of dirt will be exported. No importing of dirt is proposed.i

The project request includes a Project Permit Specific Plan Adjustment to allow a garage height of 9 feet in lieu of the maximum 
allowable garage height of 7 feet per Section 6.D of the Westwood Community Multi-Family Specific Plan. The subject site is 
rectangular, approximately 8,694.5 square feet, and zoned [Q]RD1.5-1XL.

The requested entitlements include: 1) Specific Plan Project Permit Compliance; 2) Design Review; 3) Specific Plan Project Permit 
Adjustment; and 4) Tentative Tract Map.
ENVIRONMENTALSETTiNGsl ’ “ ——
The subject site is a rectangular lot, approximately 8,694 square feet in area. It is a corner site that fronts Beverly Glen Boulevard on j 
the west and Ashton Avenue on the north. Beverly Glen Boulevard is an Avenue I and Ashton Avenue is a Local Street in the Mobility 
Plan 2025. The site is currently improved with a three-unit, two-story apartment home and a one-story detached garage, built in 1940. 
The subject site is designated Low Medium II Residential land use per the Westwood Community Plan land use map of the General 
Plan, and is zoned [Q]RD1.5-1XL. Abutting properties also have a multifamily land use designation, ranging from Very High to Low 
Medium II. The project is located within the West Los Angeles Transportation Improvement and Mitigation Specific Plan (West LA 
TIMP), Westwood Community Design Review Board Specific Plan area, and the Westwood Community Multiple Family Residential j
Development Specific Plan area. The site is in a Methane Zone, a Special Grading Area (BOE Basic Grid Map A-13372), and the \
Santa Monica Fault Zone.

The site is also located in the Devon-Ashton Apartment Historic District per SurveyLA, a district that is eligible for but not yet listed in 
any local, state, or federal registry of historic resources. The existing three-unit, two-story apartment home is identified as a 
non-contributor in the District, constructed in 1940 in a Minimal Traditional architectural style.

:t

PROJECT LOCATION:
10390 -10392 W. ASHTON AVE., 1234 S. BEVERLY GLEN BLVD.
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COMMUNITY PLAN AREA:
WESTWOOD
STATUS:

AREA PLANNING COMMISSION:
WEST LOS ANGELES

CERTIFIED NEIGHBORHOOD 
COUNCIL:
WESTWOOD

Does Conform to Plan 

□ Does NOT Conform to Plan

MAX. DENSITY/INTENSITY 
ALLOWED BY ZONING:
1 D.U./1.500 S.F. and FAR 3:1

EXISTING ZONING:
[Q]RD1.5-1XL

MAX. DENSITY/INTENSITY 
ALLOWED BY PLAN 
DESIGNATION:
1 D.U./1,500 S.F.

LA River Adjacent:GENERAL PLAN LAND USE: 
LOW MEDIUM II RESIDENTIAL

PROPOSED PROJECT DENSITY:
1 D.U./1,840 S.F.
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Determination (To Be Completed By Lead Agency)
On the basis of this initial evaluation;

I find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE 
DECLARATION will be prepared.
I find that although the proposed project could have a significant effect on the environment, there will not be a 
significant effect in this case because revisions on the project have been made by or agreed to by the project 
proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.

I find the proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL IMPACT 
REPORT is required.

I find the proposed project MAY have a "potentially significant impact" or "potentially significant unless mitigated" 
impact on the environment, but at least one effect 1) has been adequately analyzed in an earlier document 
pursuant to applicable legal standards, and 2) has been addressed by mitigation measures based on earlier 
analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must 
analyze only the effects that remain to be addressed.
I find that although the proposed project could have a significant effect on the environment, because all potentially 
significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to 
applicable standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE 
DECLARATION, including revisions or mitigation measures that are imposed upon the proposed project, nothing 
further is required.

*

□

□

□

City Planning Assistant (213) 978-1376

Signature Title Phone

Evaluation Of Environmental Impacts:
A brief explanation is required for all answers except "No Impact" answers that are adequately supported by the information 
sources a lead agency cites in the parentheses following each question. A "No Impact" answer is adequately supported if the 
referenced information sources show that the impact simply does not apply to projects like the one involved (e.g., the project 
falls outside a fault rupture zone). A "No Impact" answer should be explained where it is based on project-specific factors as 
well as general standards (e.g., the project will not expose sensitive receptors to pollutants based on a project-specific 
screening analysis).
All answers must take account of the whole action involved, including off-site as well as on-site, cumulative as well as 
project-level, indirect as well as direct, and construction as well as operational impacts.
Once the lead agency has determined that a particular physical impact may occur, then the checklist answers must indicate 
whether the impact is potentially significant, less that significant with mitigation, or less than significant. "Potentially Significant 
Impact" is appropriate if there is substantial evidence that an effect may be significant. If there are one or more "Potentially 
Significant Impact" entries when the determination is made, an EIR is required.
"Negative Declaration: Less Than Significant With Mitigation Incorporated" applies where the incorporation of a mitigation 
measure has reduced an effect from "Potentially Significant Impact" to "Less Than Significant Impact." The lead agency must 
describe the mitigation measures, and briefly explain how they reduce the effect to a less than significant level (mitigation 
measures from "Earlier Analyses," as described in (5) below, may be cross-referenced).
Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect has been 
adequately analyzed in an earlier EIR, or negative declaration. Section 15063 (c)(3)(D). In this case, a brief discussion should 
identify the following:

Earlier Analysis Used. Identify and state where they are available for review.
Impacts Adequately Addressed. Identify which effects from the above checklist were within the scope of and adequately 
analyzed in an earlier document pursuant to applicable legal standards, and state whether such effects were addressed by 
mitigation measures based on the earlier analysis.
Mitigation Measures. For effects that are "Less than Significant with Mitigation Measures Incorporated," describe the 
mitigation measures which were incorporated or refined from the earlier document and the extent to which they address 
site-specific conditions for the project.

1.

2.

3.

4.

5.

a.
b.

c.
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Lead agencies are encouraged to incorporate into the checklist references to information sources for potential impacts (e.g., 
general plans, zoning ordinances). Reference to a previously prepared or outside document should, where appropriate, 
include a reference to the page or pages where the statement is substantiated.
Supporting Information Sources: A sources list should be attached, and other sources used or individuals contacted should be 
cited in the discussion.
This is only a suggested form, and lead agencies are free to use different formats; however, lead agencies should normally 
address the questions from this checklist that are relevant to a project's environmental effects in whatever format is selected. 
The explanation of each issue should identify:
a. The significance criteria or threshold, if any, used to evaluate each question; and
b. The mitigation measure identified, if any, to reduce the impact to less than significance.

6.

7.

8.

9.
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MANDATORY 
FINDINGS OF 
SIGNIFICANCE

POPULATION AND HOUSING □ 
PUBLIC SERVICES 
RECREATION
TRANSPORTATION/TRAFFIC 
TRIBAL CULTURAL 
RESOURCES 
UTILITIES AND SERVICE 
SYSTEMS

j

□GREEN 
HOUSE GAS □ 
EMISSIONS q 
HAZARDS □AND □HAZARDOUS
MATERIALS □HYDROLOGY 
AND WATER I 
QUALITY 
LAND USE !

i

1
AND
PLANNING i
MINERAL : 
RESOURCES | 
NOISE \

□
□

□
□
□
□

AESTHETICS
AGRICULTURE AND FOREST RESOURCES 
AIR QUALITY
BIOLOGICAL RESOURCES 
CULTURAL RESOURCES 
GEOLOGY AND SOILS

INITIAL STUDY CHECKLIST (To be completed by the Lead City Agency)

Background 
PROPONENT NAME:
Albert Mahanian 
APPLICANT ADDRESS:
200 S. Barrington Ave., #492012 
Los Angeles, CA 90049 
AGENCY REQUIRING CHECKLIST:
Department of City Planning 
PROPOSAL NAME (if Applicable):

PHONE NUMBER:
(310) 486-8438

DATE SUBMITTED:
03/28/2017

Page 6 of 50ENV-2012-2986-ND

Environmental Factors Potentially Affected:
The environmental factors checked below would be potentially affected by this project, involving at least one impact that is a 
"Potentially Significant Impact" as indicated by the checklist on the following pages.

□
 □□□□□



Less than j
significant I

with j
mitigation j

incorporated

Potentially
significant

impact

Less than
significant

impact No impact

I. AESTHETICS

*Have a substantial adverse effect on a scenic vista?a.

Substantially damage scenic resources, including, but not limited to, trees 
rock outcroppings, and historic buildings within a state scenic highway?

b.

Substantially degrade the existing visual character or quality of the site and its 
surroundings?

c.

V'Create a new source of substantial light or glare which would adversely affect 
day or nighttime views in the area?

d.

II. AGRICULTURE AND FOREST RESOURCES

V'Convert Prime Farmland, Unique Farmland, or Farmland of Statewide 
Importance (Farmland), as shown on the maps prepared pursuant to the 
Farmland Mapping and Monitoring Program of the California Resources 
Agency, to nonagricultural use?

a.

Conflict with existing zoning for agricultural use, or a Williamson Act contract?b. i
Conflict with existing zoning for, or cause rezoning of, forest land (as defined 
in Public Resources Code section 12220(g)), timberland (as defined by Public 
Resources Code section 4526), or timberland zoned Timberland Production 
(as defined by Government Code section 51104(g))?

c.

Result in the loss of forest land or conversion of forest land to non-forest use?d.

*Involve other changes in the existing environment which, due to their location 
or nature, could result in conversion of Farmland, to non-agricultural use or 
conversion of forest land to non-forest use?

e.

III. AIR QUALITY
Conflict with or obstruct implementation of the applicable air quality plan?a. I

b. Violate any air quality standard or contribute substantially to an existing or 
projected air quality violation?

Result in a cumulatively considerable net increase of any criteria pollutant for 
which the project region is non-attainment under an applicable federal or state 
ambient air quality standard (including releasing emissions which exceed 
quantitative thresholds for ozone precursors)?
Expose sensitive receptors to substantial pollutant concentrations?

c.

d.

V'Create objectionable odors affecting a substantial number of people?e.
IV. BIOLOGICAL RESOURCES

Have a substantial adverse effect, either directly or through habitat 
modifications, on any species identified as a candidate, sensitive, or special 
status species in local or regional plans, policies, or regulations, or by the 
California Department of Fish and Wildlife or U.S. Fish and Wildlife Service?

a.

b. Have a substantial adverse effect on any riparian habitat or other sensitive 
natural community identified in local or regional plans, policies, regulations or 
by the California Department of Fish and Wildlife or U.S. Fish and Wildlife 
Service?
Have a substantial adverse effect on federally protected wetlands as defined 
by Section 404 of the Clean Water Act (including, but not limited to, marsh, 
vernal pool, coastal, etc.) through direct removal, filling, hydrological 
interruption, or other means?

Interfere substantially with the movement of any native resident or migratory 
fish or wildlife species or with established native resident or migratory wildlife 
corridors, or impede the use of native wildlife nursery sites?

;

V"C. jj

d.

Conflict with any local policies or ordinances protecting biological resources, 
such as a tree preservation policy or ordinance?

e.

f. Conflict with the provisions of an adopted Habitat Conservation Plan, Natural 
Community Conservation Plan, or other approved local, regional, or state 
habitat conservation plan?

V. CULTURAL RESOURCES
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ii Less than 1
significant

with i
mitigation

incorporated i

Potentially
significant

impact

Less than
significant

impact No impact

Cause a substantial adverse change in the significance of a historical 
resource as defined in § 15064.5?

a.
!l!

Cause a substantial adverse change in the significance of an archaeological : 
resource pursuant to § 15064.5? !
Directly or indirectly destroy a unique paleontological resource or site or 
unique geologic feature?

Disturb any human remains, including those interred outside of formal i
cemeteries? )

b. f
!f

Yrc. :j i
|t

1 Y"d. 1j
ii-I i

VI. GEOLOGY AND SOILS

I V"Expose people or structures to potential substantial adverse effects, including | 
the risk of loss, injury, or death involving: Rupture of a known earthquake | 
fault, as delineated on the most recent Alquist-Priolo Earthquake Fault Zoning j 
Map issued by the State Geologist for the area or based on other substantial j 
evidence of a known fault? Refer to Division of Mines and Geology Special 

j Publication 42.
b. Expose people or structures to potential substantial adverse effects, including 

the risk of loss, injury, or death involving: Strong seismic ground shaking?

.1

'
:I I

1I
i----

Y"
i

,j l# .i
4’T

Y"Expose people or structures to potential substantial adverse effects, including 
the risk of loss, injury, or death involving: Seismic-related ground failure, 
including liquefaction?

c.
j

Y"d. Expose people or structures to potential substantial adverse effects, including 
the risk of loss, injury, or death involving: Landslides?

Result in substantial soil erosion or the loss of topsoil?e.
! f. ! Be located on a geologic unit or soil that is unstable, or that would become 
! (unstable as a result of the project, and potentially result in on- or off-site 
I landslide, lateral spreading, subsidence, liquefaction or collapse?
g. jBe located on expansive soil, as defined in fable 18-1 -B of the Uniform 

jBuilding Code (1994), creating substantial risks to life or property?

YriI, i
I

Yri
•J

v *h.: Flave soils incapable of adequately supporting the use of septic tanks or 
alternative waste water disposal systems where sewers are not available for 
the disposal of waste water?

i j

Ii _• ... I. .
VII. GREEN HOUSE GAS EMISSIONS

T, iGenerate greenhouse gas emissions, either directly or indirectly, that may 
have a significant impact on the environment?

ila. iw
.i

Conflict with an applicable plan, policy or regulation adopted for the purpose 
of reducing the emissions of greenhouse gases?

|VIII.TlA^RDSAND"HAZARDduSMATERrALS '
Create a significant hazard to the public or the environment through the 
routine transport, use, or disposal of hazardous materials?

!bJ 1
! ;i_

V"ja.
,i

ill

Y"b. Create a significant hazard to the public or the environment through 
reasonably foreseeable upset and accident conditions involving the release of 
hazardous materials into the environment? 'i

:
Y"Emit hazardous emissions or handle hazardous or acutely hazardous 

materials, substances, or waste within one-quarter mile of an existing or 
; proposed school?

iic. i ■iI jj
i

Y'd.; Be located on a site which is included on a list of hazardous materials sites 
1 compiled pursuant to Government Code Section 65962.5 and, as a result,
: would it create a significant hazard to the public or the environment?

isH
(
>
i

Y"For a project located within an airport land use plan or, where such a plan 
has not been adopted, within two miles of a public airport or public use 
airport, would the project result in a safety hazard for people residing or 
working in the project area?

e.

j
!-___

f. For a project within the vicinity of a private airstrip, would the project result in 
; a safety hazard for people residing or working in the project area? ■i 'i

Yrg.: Impair implementation of or physically interfere with an adopted emergency 
! response plan or emergency evacuation plan?
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Less than
significant j

with
mitigation

incorporated

Potentially
significant

impact

Less than j
significant ;

impact ij No impact

|h. Expose people or structures to a significant risk of loss, injury or death 
involving wildland fires, including where wildlands are adjacent to urbanized 
areas or where residences are intermixed with wildlands?

V'
si

IX. HYDROLOGY AND WATER QUALITY

>rViolate any water quality standards or waste discharge requirements? :a.
Substantially deplete groundwater supplies or interfere substantially with 
groundwater recharge such that there would be a net deficit in aquifer volume 
or a lowering of the local groundwater table level (e.g., the production rate of 
preexisting nearby wells would drop to a level which would not support 
existing land uses or planned uses for which permits have been granted)?

V'b.

Substantially alter the existing drainage pattern of the site or area, including 
through the alteration of the course of a stream or river, in a manner which 
would result in substantial erosion or siltation on- or off-site?

c.

yfSubstantially alter the existing drainage pattern of the site or area, including 
through the alteration of the course of a stream or river, or substantially 
increase the rate or amount of surface runoff in a manner which would result 
in flooding on- or off-site?

d.

yfCreate or contribute runoff water which would exceed the capacity of existing 
or planned stormwater drainage systems or provide substantial additional 
sources of polluted runoff?

e.

y/f. Otherwise substantially degrade water quality?

yfPlace housing within a 100-year flood hazard area as mapped on a federal 
Flood Hazard Boundary or Flood Insurance Rate Map or other flood hazard 
delineation map?

g-

h. Place within a 100-year flood hazard area structures which would impede or 
redirect flood flows?

yfExpose people or structures to a significant risk of loss, injury or death 
involving flooding, including flooding as a result of the failure of a levee or 
dam?

yfJ- Inundation by seiche, tsunami, or mudflow?

X. LAND USE AND PLANNING

yfPhysically divide an established community?a.
.

y/b. Conflict with any applicable land use plan, policy, or regulation of an agency 
with jurisdiction over the project (including, but not limited to the general plan 
specific plan, local coastal program, or zoning ordinance) adopted for the 
purpose of avoiding or mitigating an environmental effect?

y/Conflict with any applicable habitat conservation plan or natural community 
conservation plan?

c.

XI. MINERAL RESOURCES

*Result in the loss of availability of a known mineral resource that would be of 
value to the region and the residents of the state?

a.

yfb. Result in the loss of availability of a locally important mineral resource 
recovery site delineated on a local general plan, specific plan or other land 
use plan?

XII. NOISE

V'Exposure of persons to or generation of noise levels in excess of standards 
established in the local general plan or noise ordinance, or applicable 
standards of other agencies?

a.

/Exposure of persons to or generation of excessive groundborne vibration or 
groundborne noise levels?

b.

y/A substantial permanent increase in ambient noise levels in the project 
vicinity above levels existing without the project?

c.

d. A substantial temporary or periodic increase in ambient noise levels in the 
project vicinity above levels existing without the project?
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Less than
■ significant

with. Potentially 
significant ii mitigation 

impact j! incorporated

Less than 
significant 

impact. No impact j

V'For a project located within an airport land use plan or, where such a plan 
has not been adopted, within two miles of a public airport or public use 
airport, would the project expose people residing or working in the project 
area to excessive noise levels?

e.

V"f. For a project within the vicinity of a private airstrip, would the project expose 
people residing or working in the project area to excessive noise levels?

XIII. POPULATION AND HOUSING
Induce substantial population growth in an area, either directly (for example, 
by proposing new homes and businesses) or indirectly (for example, through 
extension of roads or other infrastructure)?

a.

V"Displace substantial numbers of existing housing, necessitating the 
construction of replacement housing elsewhere?

Displace substantial numbers of people, necessitating the construction of 
replacement housing elsewhere?

b.

c.

XIV. PUBLIC SERVICES

yfWould the project result in substantial adverse physical impacts associated 
with the provision of new or physically altered governmental facilities, need for 
new or physically altered governmental facilities, the construction of which 
could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for any of the 
public services: Fire protection?

a.

V"Would the project result in substantial adverse physical impacts associated 
with the provision of new or physically altered governmental facilities, need for 
new or physically altered governmental facilities, the construction of which 
could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for any of the 
public services: Police protection?

b.

yfWould the project result in substantial adverse physical impacts associated 
with the provision of new or physically altered governmental facilities, need for 
new or physically altered governmental facilities, the construction of which 
could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for any of the 
public services: Schools?

c.

Vd. Would the project result in substantial adverse physical impacts associated 
with the provision of new or physically altered governmental facilities, need for 
new or physically altered governmental facilities, the construction of which 
could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for any of the 
public services: Parks?

Would the project result in substantial adverse physical impacts associated 
with the provision of new or physically altered governmental facilities, need for 
new or physically altered governmental facilities, the construction of which 
could cause significant environmental impacts, in order to maintain acceptable 

j service ratios, response times or other performance objectives for any of the 
public services: Other public facilites?

e.

XV. RECREATION

yfWould the project increase the use of existing neighborhood and regional 
parks or other recreational facilities such that substantial physical 
deterioration of the facility would occur or be accelerated?

a.

yfDoes the project include recreational facilities or require the construction or 
expansion of recreational facilities which might have an adverse physical 
effect on the environment?

b.

XVI. TRANSPORTATION/TRAFFIC
Conflict with an applicable plan, ordinance or policy establishing measures of 
effectiveness for the performance of the circulation system, taking into account 
all modes of transportation including mass transit and non-motorized travel 
and relevant components of the circulation system, including but not limited to 
intersections, streets, highways and freeways, pedestrian and bicycle paths, 
and mass transit?

a.
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Potentially
significant

impact

Conflict with an applicable congestion management program, including, but 
not limited to level of service standards and travel demand measures, or other 
standards established by the county congestion management agency for 
designated roads or highways?

b.

*Result in a change in air traffic patterns, including either an increase in traffic 
levels ora change in location that results in substantial safety risks?

c.

Substantially increase hazards due to a design feature (e.g., sharp curves or 
dangerous intersections) or incompatible uses (e.g., farm equipment)?

Result in inadequate emergency access?

d.

/e.

yfConflict with adopted policies, plans, or programs regarding public transit, 
bicycle, or pedestrian facilities, or otherwise decrease the performance or 
safety of such facilities supporting alternative transportation (e.g., bus 
turnouts, bicycle racks)?

f.

XVII. TRIBAL CULTURAL RESOURCES
Cause a substantial adverse change in the significance of a tribal cultural 
resource, defined in Public Resources Code section 21074 as either a site, 
feature, place, cultural landscape that is geographically defined in terms of the 
size and scope of the landscape, sacred place, or object with cultural value to 
a California Native American tribe, and that is: Listed or eligible for listing in 
the California Register of Historical Resources, or in a local register of 
historical resources as defined in Public Resources Code section 5020.1 (k), or

a.

V"Cause a substantial adverse change in the significance of a tribal cultural 
resource, defined in Public Resources Code section 21074 as either a site, 
feature, place, cultural landscape that is geographically defined in terms of the 
size and scope of the landscape, sacred place, or object with cultural value to 
a California Native American tribe, and that is: A resource determined by the 
lead agency, in its discretion and supported by substantial evidence, to be 
significant pursuant to criteria set forth in subdivision (c) of Public Resources 
Code Section 5024.1. In applying the criteria set forth in subdivision (c) of 
Public Resource Code Section 5024.1, the lead agency shall consider the 
significance of the resource to a California Native American tribe.

b.

XVIII. UTILITIES AND SERVICE SYSTEMS
yfExceed wastewater treatment requirements of the applicable Regional Water 

Quality Control Board?
a.

Require or result in the construction of new water or wastewater treatment 
facilities or expansion of existing facilities, the construction of which could 
cause significant environmental effects?

b.

yfRequire or result in the construction of new storm water drainage facilities or 
expansion of existing facilities, the construction of which could cause 
significant environmental effects?

c.

Have sufficient water supplies available to serve the project from existing 
entitlements and resources, or are new or expanded entitlements needed?

d.

yfResult in a determination by the wastewater treatment provider which serves 
or may serve the project that it has adequate capacity to serve the project's 
projected demand in addition to the provider's existing commitments?

e.

Be served by a landfill with sufficient permitted capacity to accommodate the 
project's solid waste disposal needs?

f.

yrComply with federal, state, and local statutes and regulations related to solid 
waste?

g-

XIX. MANDATORY FINDINGS OF SIGNIFICANCE
irDoes the project have the potential to degrade the quality of the environment, 

substantially reduce the habitat of a fish or wildlife species, cause a fish or 
wildlife population to drop below self-sustaining levels, threaten to eliminate a 
plant or animal community, reduce the number or restrict the range of a rare 
or endangered plant or animal or eliminate important examples of the major 
periods of California history or prehistory?

a.
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■[! Potentially ;
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Y"Does the project have impacts that are individually limited, but cumulatively 
considerable? ("Cumulatively considerable" means that the incremental 
effects of a project are considerable when viewed in connection with the 
effects of past projects, the effects of other current projects, and the effects of 
probable future projects)?

b.
i

YrDoes the project have environmental effects which will cause substantial 
adverse effects on human beings, either directly or indirectly?

c.

Note: Authority cited: Sections 21083, 21083.05, Public Resources Code. Reference: Section 65088.4, Gov. Code; Sections 21080, 
21083.05, 21095, Pub. Resources Code; Eureka Citizens for Responsible Govt. v. City of Eureka (2007) 147 Cal.App.4th 357; Protect 
the Historic Amador Waterways v. Amador Water Agency (2004) 116 Cal.App.4th at 1109; San Franciscans Upholding the Downtown 
Plan v. City and County of San Francisco (2002) 102 Cal.App.4th 656.
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DISCUSSION OF THE ENVIRONMENTAL EVALUATION (Attach additional sheets if necessary)

The Environmental Impact Assessment includes the use of official City of Los Angeles and other government source reference 
materials related to various environmental impact categories (e.g., Hydrology, Air Quality, Biology, Cultural Resources, etc.). The State 
of California, Department of Conservation, Division of Mines and Geology - Seismic Hazard Maps and reports, are used to identify 
potential future significant seismic events; including probable magnitudes, liquefaction, and landslide hazards. Based on applicant 
information provided in the Master Land Use Application and Environmental Assessment Form, impact evaluations were based on 
stated facts contained therein, including but not limited to, reference materials indicated above, field investigation of the project site, 
and any other reliable reference materials known at the time.

Project specific impacts were evaluated based on all relevant facts indicated in the Environmental Assessment Form and expressed 
through the applicant's project description and supportive materials. Both the Initial Study Checklist and Checklist Explanations, in 
conjunction with the City of Los Angeles's Adopted Thresholds Guide and CEQA Guidelines, were used to reach reasonable 
conclusions on environmental impacts as mandated under the California Environmental Quality Act (CEQA).

The project as identified in the project description will not cause potentially significant impacts on the environment. Therefore, this 
environmental analysis concludes that a Negative Declaration shall be issued for the environmental case file known as 
ENV-2012-2986-ND and the associated case(s), TT-72087-CN, DIR-2013-2966-DRB-SPP-SPPA;
Dl R-2013-2966-DRB-SPP-SPPA-1A .

ADDITIONAL INFORMATION:
All supporting documents and references are contained in the Environmental Case File referenced above and may be viewed in the 
EIR Unit, Room 763, City Hall.
For City information, addresses and phone numbers: visit the City's website at http://www.lacity.org ; City Planning - and Zoning 
Information Mapping Automated System (ZIMAS) cityplanning.lacity.org/ or EIR Unit, City Hall, 200 N Spring Street, Room 763. 
Seismic Hazard Maps - http://gmw.consrv.ca.gov/shmp/
Engineering/Infrastructure/Topographic Maps/Parcel Information - http://boemaps.eng.ci.la.ca.us/index01.htm or 
City's main website under the heading "Navigate LA".

TITLE: TELEPHONE NO.: DATE:
PREPARED BY:

City Planning Assistant (213) 978-1376 03/29/2017
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APPENDIX A: ENVIRONMENTAL IMPACTS EXPLANATION TABLE

I. AESTHETICS
The project is not located in the vicinity of 
a scenic vista, and therefore will not have 
any impacts on any scenic vista._______

NO IMPACTa.

The project site is located in the 
Devon-Ashton Apartment Historic District 
per SurveyLA and is designated as a 
non-contributor. The project will retain the 
existing two-story, three-unit apartment 
home and limit development to the rear, 
away from public view. The project will 
consist of the demolition of a detached 
one-story garage, for the construction of 
one new dwelling unit over a new garage, 
resulting in four dwelling units on site.
The project also includes a minor addition 
of approximately 55 square feet to the 
south portion of the existing apartment 
home which will connect the apartment 
home to the new structure. The new 
two-story structure (comprised of one new 
dwelling unit over a new garage) will 
replace the existing garage and will be 
27.5 feet, matching the height of the 
existing apartment home and match the 
height of the adjacent homes in the 
District. Therefore, the project as 
proposed will not hurt the eligibility of the 
District and will be consistent with the 
surrounding two-story apartment homes 
in the District as it pertains to building 
height, architectural style, and massing. 
This was echoed in the 10390 Ashton 
Avenue Historic Impacts Analysis, dated 
August 26, 2016, which found that the 
project will not impact the historic 
significance of the surrounding properties 
in the District, and will not hurt the 
eligibility of the District. The project is also 
located in the Westwood Community 
Design Review Board Specific Plan, 
which requires review by the Westwood 
Design Review Board (DRB). The DRB 
reviewed and recommended conditional 
approval of the project at its September 
21,2016 public meeting. Lastly, the site is 
located in the Westwood Community 
Multifamily Residential Development 
Specific Plan, which regulates 
development standards, not design. 
Therefore, the project as proposed will 
have no aesthetic impacts in relation to

NO IMPACTb.
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scenic resources, and historic buildings.
NO IMPACT The project involves the demolition of a 

detached one-story garage, for the 
construction of one new dwelling unit over 
a new garage located to the rear of an 
existing three-unit, two-story apartment 
home, resulting in four dwelling units. The 
new garage will replace the existing 
garage and will be two-stories (one-story 
dwelling unit over one-story garage) at 
27.5 feet, matching the height of the 
existing apartment home on site and the 
surrounding apartment homes. Again, the 
existing apartment home will be retained, 
which was built in 1940 and the project is 
limited to the rear of the site, away from 
public view. Based on the “Solar Energy 
Feasibility Report", prepared February 20, 
2013, the project at 27.5 feet will be: a) 
consistent with the building height of the 
surrounding homes and b) the site is 
separated by streets and an alley on west, 
north, and east sides. Therefore, there 
will be no shade impacts to adjacent 
properties.

c.

NO IMPACTd. The proposed project involves retaining 
the existing two-story apartment home 
and limiting development to the rear of 
the site, away from public view. The 
project consists of demolishing the 
existing one-story detached garage and 
replacing it with a new one-story garage 
and construction of one-dwelling unit 
above it for a total height of two stories. 
The project will match the height of the 
existing structure on site and will be 
consistent with the building height of the 
adjacent two-story apartment homes. 
Therefore, there will be no impacts.

II. AGRICULTURE AND FOREST RESOURCES
NO IMPACT The proposed project site does not 

contain properties identified as prime 
farmland, unique farmland, or farmland of 
statewide importance as identified by the 
California Resource Agency. The project 
will therefore have no impact on 
agricultural resources.

a.

b. NO IMPACT The proposed project site is not currently 
zoned for agricultural uses and does 
notcontain properties that have a 
Williamson Act Contract in effect.
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The proposed project site is not currently 
zoned for forest land, timberland, or 
timberland zoned Timberland 
Production.The subject site is within an 
area which is largely designated for 
residential use.There will be no impact on 
forest land or timberland.

NO IMPACTc.

The proposed project site is within an 
urbanized region, and in a neighborhood 
which, is largely designated for residential 
uses. Therefore the proposed project will 
not directly or indirectly result in the 
conversion of any forest land to 
non-forest use.

d. NO IMPACT

NO IMPACT The proposed project site is within an 
urbanized region, and in a neighborhood 
which, is largely designated for residential 
uses. The project will not directly or 
indirectly result in the conversion of any 
farmland to non-agricultural use or forest 
land to non-forest use.

e.

III. AIR QUALITY
The South Coast Air Quality Management 
District (SCAQMD) is the agency primarily 
responsible for comprehensive air 
pollution control in the South Coast Air 
Basin and reducing emissions from area 
and point stationary, mobile, and indirect 
sources. SCAQMD prepared the 2012 Air 
Quality Management Plan (AQMP) to 
meet federal and state ambient air quality 
standards. A significant air quality impact 
may occur if a project is inconsistent with 
the AQMP or would in some way 
represent a substantial hindrance to 
employing the policies or obtaining the 
goals of that plan. The proposed project is 
not expected to conflict with or obstruct 
the implementation of the AQMP and 
SCAQMD rules. The proposed project is 
also subject to the City’s Green Building 
Program Ordinance (Ord. No. 179,890), 
which was adopted to reduce the use of 
natural resources, create healthier living 
environments, and minimize the negative 
impacts of development on local, regional 
and global ecosystems. The project is 
limited to demolition of an existing 
one-story detached garage, for the 
construction of a one-story detached 
garage and one dwelling unit above it.
The project will comply with the City’s 
regulatory compliance measures, which 
reduce the impacts of operational and 
construction regional emissions. The 
project is limited to the demolition of an

NO IMPACTa.
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existing detached one-story garage, and 
the construction of a two-story structure, 
which will replace the existing one-story 
garage and add one additional dwelling 
unit over it for a total of four dwelling units 
on site. Therefore, there will be no 
impacts.

b. LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 
proposed project would violate any air 
quality standard or contribute 
substantially to an existing or projected 
air quality violation. Based on published 
studied for similar projects, during the 
construction phase the proposed project 
would not likely exceed the regional 
SCAQMD significance thresholds for 
emissions of Carbon Monoxide (CO), 
Reactive Organic Compounds (ROG), 
Nitrogen Oxides (NOx), Particulate Matter 
(PM10 and PM2.5), and Sulfur Dioxide 
(SOx). Therefore, regional emission 
impacts for the proposed project would be 
less than significant for all construction 
phases. Motor vehicles that access the 
project site would be the predominant 
source of long-term project operations 
emissions. Additional emissions would be 
generated by area sources, such as 
energy use and landscape maintenance 
activities. Therefore, the proposed project 
would result in a less-than-significant 
impact related to regional operational 
emissions. The project would be subject 
to regulatory compliance measures, which 
reduce the impacts of operational and 
construction regional emissions.

LESS THAN SIGNIFICANT IMPACT The project will produce fugitive dust and 
mobile source emissions as a result of 
construction activity. The proposed 
project and the entire Los Angeles 
metropolitan area are located within the 
South Coast Air Basin, which is 
characterized by relatively poor air quality. 
The Basin is currently classified as a 
federal and State non-attainment area for 
Ozone (03), Respirable Particulate 
Matter (PM10 and PM2.5), and lead (Pb) 
and a federal attainment/ maintenance 
area for Carbon Monoxide (CO). It is 
classified as a State attainment area for 
CO, and it currently meets the federal and 
State standards for Nitrogen Dioxide 
(N02), Sulfur Oxides (SOX), and lead 
(Pb). Because the Basin is designated as 
a State and/or federal nonattainment air 
basin for 03, PM10, PM2.5, and N02,

c.

ENV-2012-2986-ND Page 17 of 50



Mitigation
MeasuresExplanationImpact?

there is an on-going regional cumulative 
impact associated with these pollutants. 
However, an individual project can emit 
these pollutants without significantly 
contributing to this cumulative impact 
depending on the magnitude of 
emissions. This magnitude is determined 
by the project-level significance 
thresholds established by the SCAQMD. 
The project would be subject to regulatory 
compliance measures, which reduce the 
impacts of operational and construction 
regional emissions. A project of this size 
(the replacement of a garage with the 
addition of one dwelling unit above it) will 
not rise to the project-level SCAQMD 
localized significance thresholds for 
criteria air pollutants and impacts would 
be less than significant.
A significant impact would occur if the 
proposed project would violate any air 
quality standard or contribute 
substantially to an existing or projected 
air quality violation. Based on published 
studies for similar projects, during the 
construction phase the proposed project 
will not rise to the regional SCAQMD 
significance thresholds for emissions of 
Carbon Monoxide (CO), Reactive Organic 
Compounds (ROG), Nitrogen Oxides 
(NOx), Particulate Matter (PM 10 and 
PM2.5), and Sulfur Dioxide (SOx). 
Therefore, regional emission impacts for 
the proposed project would not be 
significant for all construction phases. 
Motor vehicles that access the project site 
would be the predominant source of 
long-term project operations emissions. 
Additional emissions would be generated 
by area sources, such as energy use and 
landscape maintenance activities. 
Therefore, the proposed project would 
result in less than significant impacts 
related to regional operational emissions. 
The project would be subject to regulatory 
compliance measures, which reduce the 
impacts of operational and construction 
regional emissions.__________________

LESS THAN SIGNIFICANT IMPACTd.

Potential sources that may emit odors 
during construction activities include 
equipment exhaust and architectural 
coatings. Odors from these sources 
would be localized and generally confined 
to the immediate area surrounding the 
project site. The proposed project would 
utilize typical construction techniques, and

NO IMPACTe.
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the odors would be typical of most 
construction sites and temporary in 
nature. Construction of the proposed 
project would not cause an odor 
nuisance. According to the SCAQMD 
CEQA Air Quality Handbook, land uses 
and industrial operations that are 
associated with odor complaints include 
agricultural uses, wastewater treatment 
plants, food processing plants, chemical 
plants, composting, refineries, landfills, 
dairies and fiberglass molding. The 
proposed land uses would not result in 
activities that create objectionable odors. 
Therefore, the proposed project would 
result in no impacts related to 
objectionable odors._________________

IV. BIOLOGICAL RESOURCES
NO IMPACT The proposed project site is improved 

with a two-story, three-unit apartment 
home with a detached one-story garage. 
The project involves the demolition and 
replacement of the garage and the 
addition of one dwelling unit over it. All 
trees on site remain. Therefore, there will 
be no impacts as there will be no habitat 
modification.

a.

NO IMPACTb. A significant impact would occur if any 
riparian habitat or natural community 
would be lost or destroyed as a result of 
urban development. The project site does 
not contain any riparian habitat and does 
not contain any streams or water courses 
necessary to support riparian habitat. 
Therefore, the proposed project would not 
have any effect on riparian habitat or 
other sensitive natural community 
identified in local or regional plans, 
policies, regulations or by the California 
Department of Fish and Wildlife (CDFW) 
or the United States Fish and Wildlife 
Services (USFWS), and no impacts would 
occur.

NO IMPACT A significant impact would occur if 
federally protected wetlands would be 
modified or removed by a project. The 
project site does not contain any federally 
protected wetlands, wetland resources, or 
other waters of the United States as 
defined by Section 404 of the Clean 
Water Act. The project site is located in a 
highly urbanized area and developed with 
a residential use. Therefore, the proposed 
project would not have any effect on 
federally protected wetlands as defined by 
Section 404 of the Clean Water Act

c.
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(including, but not limited to, marsh, 
vernal pool, coastal, etc.) through direct 
removal, filling, hydrological interruption, 
or other means, and no impacts would 
occur.

NO IMPACT A significant impact would occur if the 
proposed project would interfere with, or 
remove access to, a migratory wildlife 
corridor or impede use of native wildlife 
nursery sites. Due to the highly urbanized 
nature of the project site and surrounding 
area, the lack of a major water body, and 
that there will be no trees removed, the 
project site does not support habitat for 
native resident or migratory species or 
contain native nurseries. Therefore, the 
proposed project would not interfere with 
wildlife movement or impede the use of 
native wildlife nursery sites, and no impact 
would occur.

d.

A significant impact would occur if the 
proposed project would be inconsistent 
with local regulations pertaining to 
biological resources. The proposed 
project would not conflict with any policies 
or ordinances protecting biological 
resources, such as the City of Los 
Angeles Protected Tree Ordinance (No. 
177,404). The project site does not 
contain locally-protected biological 
resources, such as oak trees, Southern 
California black walnut, western 
sycamore, and California bay trees. Plus, 
no trees will be removed as part of the 
project. The proposed project would be 
required to comply with the provisions of 
the Migratory Bird Treaty Act (MBTA) and 
the California Fish and Game Code 
(CFGC). Both the MBTA and CDFW 
protects migratory birds that may use 
trees on or adjacent to the project site for 
nesting, and may be disturbed during 
construction of the proposed project. 
Therefore, the proposed project would not 
conflict with any local policies or 
ordinances protecting biological 
resources, such as tree preservation 
policy or ordinance (e.g., oak trees or 
California walnut woodlands), and no 
impacts would occur._________________

NO IMPACTe.

The project site and its vicinity are not 
part of any draft or adopted Habitat 
Conservation Plan, Natural Community 
Conservation Plan, or other approved 
local, regional or state habitat 
conservation plan. Therefore, the

f. NO IMPACT
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proposed project would not conflict with 
the provisions of any adopted 
conservation plan, and no impacts would 
occur.

V. CULTURAL RESOURCES
NO IMPACT A significant impact would occur if the 

proposed project would substantially alter 
the environmental context of, or remove 
identified historical resources. The project 
includes retaining an existing two-story 
apartment home and demolishing a 
detached one-story garage to be replaced 
by a detached one-story garage and a 
construction of one dwelling unit above. 
The apartment home and detached 
garage were built in 1940 and are listed 
as non-contributors in the Devon-Ashton 
Apartment Historic District per SurveyLA. 
According to the10390 Ashton Avenue 
Historic ImpactsAnalysis, dated August 
26, 2016 and prepared by Historic 
Resource Group, the district would 
remain eligible for listing in the national 
and state registries and as a local 
historical district as the existing two-story 
apartment home will be retained and the 
proposed work will be to the rear of the 
site, away from public view. The project, 
which includes the replacement of and 
construction of a detached garage with 
one new dwelling unitwill be consistent 
with the building height of the existing 
home on site, as well as consistent with 
the building height of the surrounding 
properties. In addition, the new structure 
(garage with one dwelling unit over it) will 
match the architectural style of the 
existing home on site. As a result, the 
project will not hurt the District’s eligibility 
to be nominated as a Historic District, nor 
will it change its status as a 
non-contributor. However, neither 
residence has been identified as a historic 
resource by local or state agencies, and 
the project site has not been determined 
to be eligible for listing in the National 
Register of Historic Places, California 
Register of Historical Resources, the Los 
Angeles Historic-Cultural Monuments 
Register, and/or any local register. The 
project plans were also reviewed by the 
Office of Historic Resources, who found 
the project to be consistent with the 
surrounding properties, and it will not 
impact the site and/or to the Historic 
District. Lastly, the project received

a.
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recommended approval from the 
Westwood Design Review Board (DRB). 
As part of their approval, the DRB found 
the project to be compatible with 
surrounding properties in terms of design, 
massing, and architectural integrity. 
Therefore, the proposed new construction 
(limited to the rear of the site, away from 
public view) will have no impact on a 
historic resource.

b. NO IMPACT A significant impact would occur if a 
known or unknown archaeological 
resource would be removed, altered, or 
destroyed as a result of the proposed 
project. Section 15064.5 of the State 
CEQA Guidelines defines significant 
archaeological resources as resources 
that meet the criteria for historical 
resources or resources that constitute 
unique archaeological resources. A 
project-related significant impact could 
occur if a project would significantly affect 
archaeological resources that fall under 
either of these categories. If 
archaeological resources are discovered 
during excavation, grading, or 
construction activities, work shall cease in 
the area of the find until a qualified 
archaeologist has evaluated the find in 
accordance with federal, State, and local 
guidelines, including those set forth in 
California Public Resources Code Section 
21083.2. Personnel of the proposed 
Modified Project shall not collect or move 
any archaeological materials and 
associated materials. Construction activity 
may continue unimpeded on other 
portions of the Project site. The found 
deposits would be treated in accordance 
with federal, State, and local guidelines, 
including those set forth in California 
Public Resources Code Section 21083.2. 
Therefore, there will be no impacts.
A significant impact would occur if 
excavation or construction activities 
associated with the proposed project 
would disturb paleontological or unique 
geological features. The project is limited 
to approximately 15 cubic yards of 
excavation and no importing of dirt. If 
paleontological resources are discovered 
during excavation, grading, or 
construction, the City of Los Angeles 
Department of Building and Safety shall 
be notified immediately, and all work shall 
cease in the area of the find until a

NO IMPACTc.
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qualified paleontologist evaluates the find. 
Construction activity may continue 
unimpeded on other portions of the 
Project site. The paleontologist shall 
determine the location, the time frame, 
and the extent to which any monitoring of 
earthmoving activities shall be required. 
The found deposits would be treated in 
accordance with federal, State, and local 
guidelines, including those set forth in 
California Public Resources Code Section 
21083.2. Therefore, there will be no 
impacts.___________________________

NO IMPACTd. A significant impact would occur if 
previously interred human remains would 
be disturbed during excavation of the 
project site. Human remains could be 
encountered during excavation and 
grading activities associated with the 
proposed project. The project is limited to 
approximately 15 cubic yards of 
excavation and no importing of dirt. While 
no formal cemeteries, other places of 
human interment, or burial grounds or 
sites are known to occur within the project 
area, there is always a possibility that 
human remains can be encountered 
during construction. If human remains are 
encountered unexpectedly during 
construction demolition and/or grading 
activities, State Health and Safety Code 
Section 7050.5 requires that no further 
disturbance shall occur until the County 
Coroner has made the necessary findings 
as to origin and disposition pursuant to 
California Public Resources Code (PRC) 
Section 5097.98. If human remains of 
Native American origin are discovered 
during project construction, compliance 
with state laws, which fall within the 
jurisdiction of the Native American 
Heritage Commission (NAHC) (Public 
Resource Code Section 5097), relating to 
the disposition of Native American burials 
will be adhered to. Therefore, there will 
be no impacts.______________________

VI. GEOLOGY AND SOILS
NO IMPACT A significant impact would occur if the 

proposed project would cause personal 
injury or death or result in property 
damage as a result of a fault rupture 
occurring on the project site and if the 
project site is located within a 
State-designated Alquist-Priolo Zone or 
other designated fault zone. According to 
the California Department of

a.
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Conservation Special Studies Zone Map, 
the subject site is within the Santa Monica 
Fault Zone (USGS), but is not located in 
an Alquist-Priolo Zone (ZIMAS).
However, due to the intense seismic 
environment of Southern California, there 
is always a potential for blind thrust faults, 
or otherwise unmapped faults that do not 
have a surface trace, to be present. New 
development will be required to comply 
with the seismic safety requirements in 
the California Building Code (CBC) and 
the California Geological Survey Special 
Publication 117 (Guidelines for Evaluating 
and Mitigating Seismic Hazards in 
California [1997]), which provide guidance 
for evaluating and mitigating 
earthquake-related hazards as approved 
by the Los Angeles Department of 
Building and Safety.The proposed project 
would not expose people or structures to 
potential adverse effects resulting from 
the rupture of known earthquake faults. 
The Alquist-Priolo Earthquake Fault 
Zoning Act is intended to mitigate the 
hazard of surface fault rupture on 
structures for human occupancy. 
Therefore, no impacts would occur._____
A significant impact would occur if the 
proposed project would cause personal 
injury or death or resulted in property 
damage as a result of seismic ground 
shaking. The entire Southern California 
region is susceptible to strong ground 
shaking from severe earthquakes. 
Consequently, development of the 
proposed project could expose people 
and structures to strong seismic ground 
shaking. However, the proposed project 
would be designed and constructed in 
accordance with State and local Building 
Codes to reduce the potential for 
exposure of people or structures to 
seismic risks to the maximum extent 
possible. The proposed project would be 
required to comply with the California 
Department of Conservation, Division of 
Mines and Geology (CDMG), which 
provides guidance for the evaluation and 
mitigation of earthquake-related hazards, 
and with the seismic safety requirements 
in the Uniform Building Code (UBC) and 
the LAMC. Compliance with such 
requirements would reduce seismic 
ground shaking impacts to the maximum 
extent practicable with current 
engineering practices. Therefore, there

NO IMPACTb.
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will be no impacts related to strong 
seismic ground shaking.________

NO IMPACT Based upon the criteria established in the 
City of Los Angeles CEQA Thresholds 
Guide, a significant impact may occur if a 
proposed project site is located within a 
liquefaction zone. Liquefaction is the loss 
of soil strength or stiffness due to a 
buildup of pore-water pressure during 
severe ground shaking. This site is not 
located in the California Department of 
Conservation's Seismic Hazard Zones 
Map, and the project site is not located 
within a liquefaction zone. Therefore, no 
impacts related to seismic-related ground 
failure, including liquefaction would occur.

c.

NO IMPACT A significant impact would occur if the 
proposed project would be implemented 
on a site that would be located in a hillside 
area with unstable geological conditions 
or soil types that would be susceptible to 
failure when saturated. According to the 
California Department of Conservation, 
Division of Mines and Geology, the 
Seismic Hazard Zones Map for this area 
shows the project site is not located within 
a landslide hazard zone. The project site 
and surrounding area are relatively flat. 
Therefore, the proposed project would not 
expose people or structures to potential 
effects resulting from landslides, and no 
impacts would occur._________________

d.

A significant impact would occur if 
construction activities or future uses 
would result in substantial soil erosion or 
loss of topsoil. Construction of the 
proposed project would result in ground 
surface disturbance during site clearance, 
excavation, and grading, which could 
create the potential for soil erosion to 
occur. However, the project will only 
require approximately 15 cubic yards of 
exported dirt. Construction activities 
would be performed in accordance with 
the requirements of the Los Angeles 
Building Code and the Los Angeles 
Regional Water Quality Control Board 
(LARWQCB) through the City's 
Stormwater Management Division. In 
addition, the proposed project would be 
required to develop a Storm Water 
Pollution Prevention Plan (SWPPP). The 
SWPPP would require implementation of 
an erosion control plan to reduce the 
potential for wind or waterborne erosion 
during the construction process. In

NO IMPACTe.
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addition, all onsite grading and site 
preparation would comply with applicable 
provisions of Chapter IX, Division 70 of 
the LAMC, and conditions imposed by the 
City of Los Angeles Department of 
Building and Safety’s Soils Report 
Approval Letter. Therefore, no impacts 
would occur with respect to erosion or 
loss of topsoil.

f. NO IMPACT A significant impact would occur if any 
unstable geological conditions would 
result in any type of geological failure, 
including lateral spreading, off-site 
landslides, liquefaction, or collapse. 
Development of the proposed project 
would not have the potential to expose 
people and structures to seismic-related 
ground failure, including liquefaction and 
landslide. Subsidence and ground 
collapse generally occur in areas with 
active groundwater withdrawal or 
petroleum production. The extraction of 
groundwater or petroleum from 
sedimentary source rocks can cause the 
permanent collapse of the pore space 
previously occupied by the removed fluid. 
According to the Safety Element of the 
City of Los Angeles General Plan Safety 
Element of the Los Angeles City General 
Plan, Critical Facilities and Lifeline 
Systems, Exhibit E The project site is not 
identified as being located in an oil field or 
within an oil drilling area. The proposed 
project would be required to implement 
standard construction practices that 
would ensure that the integrity of the 
project site and the proposed structures is 
maintained. Construction will be required 
by the Department of Building and Safety 
to comply with the City of Los Angeles 
Uniform Building Code (UBC) which is 
designed to assure safe construction and 
includes building foundation requirements 
appropriate to site conditions. With the 
implementation of the Building Code 
requirements and the Department of 
Building and Safety’s Soils Report 
Approval Letter when issued, the potential 
for landslide lateral spreading, 
subsidence, liquefaction or collapse would 
have no impacts.
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NO IMPACT A significant impact would occur if the 
proposed project would be built on 
expansive soils without proper site 
preparation or design features to provide 
adequate foundations for project 
buildings, thus, posing a hazard to life and 
property. Expansive soils have relatively 
high clay mineral and expand with the 
addition of water and shrink when dried, 
which can cause damage to overlying 
structures. However, the proposed project 
would be required to comply with the 
requirements of the UBC, LAMC, and 
other applicable building codes. 
Compliance with such requirements 
would reduce impacts related to 
expansive soils. Therefore, there will be 
no impacts._________________________

9-

NO IMPACTh. A project would cause a significant impact 
if adequate wastewater disposal is not 
available. The project site is located in a 
highly urbanized area, where wastewater 
infrastructure is currently in place. The 
proposed project, which includes the 
addition of one new dwelling unit would 
connect to existing sewer lines that serve 
the project site and would not use septic 
tanks or alternative wastewater disposal 
systems. Therefore, there will be no 
impacts.___________

VII. GREEN HOUSE GAS EMISSIONS
NO IMPACT Greenhouse gases (GHG) are those 

gaseous constituents of the atmosphere, 
both natural and human generated, that 
absorb and emit radiation at specific 
wavelengths within the spectrum of 
terrestrial radiation emitted by the earth’s 
surface, the atmosphere itself, and by 
clouds. The City has adopted the LA 
Green Plan to provide a citywide plan for 
achieving the City's GHG emissions 
targets, for both existing and future 
generation of GHG emissions. In order to 
implement the goal of improving energy 
conservation and efficiency, the Los 
Angeles City Council has adopted 
multiple ordinances and updates to 
establish the current Los Angeles Green 
Building Code (LAGBC) (Ordinance 
No.181,480). The LAGBC requires 
projects to achieve a 20 percent reduction 
in potable water use and wastewater 
generation. Through required 
implementation of the LAGBC, the 
proposed project would be consistent with 
local and statewide goals and policies

a.
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aimed at reducing the generation of 
GHGs. Therefore, the proposed project’s 
generation of GHG emissions would not 
make a cumulatively considerable 
contribution to emissions and there will be 
no impacts._________________________
The California legislature passed Senate 
Bill (SB) 375 to connect regional 
transportation planning to land use 
decisions made at a local level. SB 375 
requires the metropolitan planning 
organizations to prepare a Sustainable 
Communities Strategy (SCS) in their 
regional transportation plans to achieve 
the per capita GHG reduction targets. For 
the SCAG region, the SCS is contained in 
the 2012-2035 Regional Transportation 
Plan/Sustainable Communities Strategy 
(RTP/SCS). The 2012-2035 RTP/SCS 
focuses the majority of new housing and 
job growth in high-quality transit areas 
and other opportunity areas on existing 
main streets, in downtowns, and 
commercial corridors, resulting in more 
opportunity for transit-oriented 
development. In addition, SB 743, 
adopted September 27, 2013, 
encourages land use and transportation 
planning decisions that reduce vehicle 
miles traveled, which contribute to GHG 
emissions, as required by AB 32. The 
project would provide infill residential 
development. It is located approximately 
400 feet south of a major bus stop at 
Wilshire Boulevard and Beverly Glen 
Boulevard, serviced by the Metro Rapid 
720 and the Metro Line 20) and would not 
interfere with SCAG's ability to implement 
the regional strategies outlined in the 
2012-2035 RTP/SCS. The proposed 
project, therefore, would be consistent 
with statewide, regional and local goals 
and policies aimed at reducing GHG 
emissions and would result in no impact 
related to plans that target the reduction 
of GHG emissions.

NO IMPACTb.

VIII. HAZARDS AND HAZARDOUS MATERIALS
The proposed project of four dwelling 
units will not require the routine transport, 
use, or disposal of materials which 
areflammable or hazardous outside of the 
day-to-day cleaning materials. No impact 
would occur.

NO IMPACTa.
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NO IMPACT A significant impact would occur if the 
proposed project created a significant 
hazard to the public or environment due 
to a reasonably foreseeable release of 
hazardous materials. The existing 
two-story, three-unit apartment home and 
detached garage were built in 1940and 
therefore may contain 
asbestos-containing materials (ACMs) 
and lead-based paint (LBP). Demolition of 
the garage would have the potential to 
release asbestos fibers into the 
atmosphere if such materials exist and 
they are not properly stabilized or 
removed prior to demolition activities. The 
removal of asbestos is regulated by 
SCAQMD Rule 1403; therefore, any 
asbestos found on site would be required 
to be removed in accordance with 
applicable regulations prior to demolition. 
Similarly, it is likely that lead-based paint 
is present in buildings constructed prior to 
1979. Compliance with existing State 
laws regarding removal would be 
required, resulting no impacts.__________

b.

NO IMPACT Construction activities have the potential 
to result in the release, emission, 
handling, and disposal of hazardous 
materials within one-quarter mile of an 
existing school. The subject site is within 
one-quarter mile of an existing school.
The closest school is the Sinai Akiba 
School (approximately 0.17 mile). 
However, the project includes the 
demolition of an existing one-story 
detached garage, for the construction of a 
one-story garage with one new dwelling 
unit above it (to be two-stories) and would 
not require routine transport, use, or 
disposal of hazardous materials. Thus, 
the project would not emit hazardous 
emissions or handle hazardous or acutely 
hazardous materials, substances, or 
waste and would not require the daily use 
of chemicals outside of the day-to-day 
cleaning materials. Therefore, the 
proposed project is not expected to result 
in emissions of hazardous materials within 
one-quarter mile of an existing or 
proposed school or other sensitive 
receptors and would have no impacts.

c.
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A significant impact would occur if the 
project site is included on a list of 
hazardous materials sites compiled 
pursuant to Government Code Section 
65962.5 and would create a significant 
hazard to the public or the environment. 
The California Department of Toxic 
Substances Control (DTSC) maintains a 
database (EnviroStor) that provides 
access to detailed information on 
hazardous waste permitted sites and 
corrective action facilities, as well as 
existing site cleanup information. 
EnviroStor also provides information on 
investigation, cleanup, permitting, and/or 
corrective actions that are planned, being 
conducted, or have been completed 
under DTSC’s oversight. A review of 
EnviroStor did not identify any records of 
hazardous waste facilities on the project 
site. Therefore, the proposed project 
would not be located on a site that is 
included on a list of hazardous materials 
sites or create a significant hazard to the 
public or the environment, and no impact 
would occur.

NO IMPACTd.

The subject site is not iocated within 
anairport hazard zone (ZIMAS). The 
closest airports are the Santa Monica 
Airport (approximately 3.35 miles), and 
Los Angeles International Airport 
(approximately 7.5 miles).
Furthermore,the project site is not located 
within an airport land use plan or within 
two miles of a public airport or public use 
airport. Therefore no impact would occur.

NO IMPACTe.

The project site is not located in an airport 
land use plan area, or within two miles of 
any public or public use airports, or 
private air strips. Therefore, the proposed 
project would not result in a safety hazard 
for people residing or working in the 
project area, and no impacts would occur.

f. NO IMPACT

The proposed project, maintenance of an 
existing two-story, three-unit apartment 
home and the demolition of an existing 
one-story garage, for the construction of a 
one-story garage with a one-unit addition 
on top (two-stories) for a total four 
dwelling units on site will not interfere with 
any emergency response plan or 
emergency evacuation plan specifying the 
appropriate actions to be undertaken with 
regard to emergency situations such as 
warning systems, evacuation 
plans/procedures, and emergency action

NO IMPACT9-
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plans. The proposed project will be 
required to meet all fire and safety 
requirements of the Department 
ofBuilding and Safety, the Los 
AngelesPolice Department, and the Los 
Angeles Fire Department. The subject site 
is at the southeast corner of Ashton Ave. 
and Beverly Glen Blvd., and is an 
emergency access route. Vehicular 
access to the garage is on Ashton Ave. 
via the alley that abuts the eastern 
property line. Thus, there will not be 
significant impacts on access to Beverly 
Glen Blvd. No aspects of the project 
would inhibit access to hospitals, 
emergency response centers, school 
locations, communication facilities, 
highways and bridges, or airports.
Further, the project would comply with all 
applicable City policies related to disaster 
preparedness and emergency response.
In summary, the proposed project 
doesnot include permanent changes in 
public through-traffic flow or impair 
access to a route heavily relied on by 
emergency services, and the project is 
not expected to impair emergency 
evacuation or response. Therefore, there 
will be no impacts.___________________
The subject site is not located in a Very 
High Fire Hazard Severity zone, Fire 
District No.1 (ZIMAS), Brush Fire Hazard 
area, or Inadequate Fire Hydrant Service 
area (Environmental and Public Facilities 
Maps 1996). The subject site is located in 
a developed and urbanized region, and 
therefore would not expose people and/or 
structures to a significant loss, injury, or 
death involving wildland fires. In addition, 
the proposed structure is not expected to 
increase the fire hazard in the project 
area and will be required to meet all fire 
safety requirements of the Department of 
Building and Safety and the Los Angeles 
Fire Department. Therefore, no impacts 
are anticipated to occur.______________

NO IMPACTh.

IX. HYDROLOGY AND WATER QUALITY
A significant impact would occur if the 
proposed project discharges water that 
does not meet the quality standards of 
agencies which regulate surface water 
quality and water discharge into storm 
water drainage systems, or does not 
comply with all applicable regulations as 
governed by the Los Angeles Regional 
Water Quality Control Board

NO IMPACTa.
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(LARWQCB). Stormwater runoff from the 
proposed project has the potential to 
introduce small amounts of pollutants into 
the stormwater system. Pollutants would 
be associated with runoff from 
landscaped areas (pesticides and 
fertilizers) and paved surfaces (ordinary 
household cleaners). Thus, the proposed 
project would be required to comply with 
the National Pollutant Discharge 
Elimination System (NPDES) standards 
and the City’s Stormwater and Urban 
Runoff Pollution Control regulations 
(Ordinance No. 172,176 and No. 173,494) 
to ensure pollutant loads from the project 
site are minimized for downstream 
receiving waters. The ordinances contain 
requirements for construction activities 
and operation of projects to integrate low 
impact development practices and 
standards for stormwater pollution 
mitigation, and maximize open, green and 
pervious space on all projects consistent 
with the City’s landscape ordinance and 
other related requirements in the City’s 
Development Best Management 
Practices (BMPs) Handbook. 
Conformance would be ensured during 
the City’s building plan review and 
approval process. The project includes an 
addition of one dwelling unit to a site that 
will be retaining an existing two-story, 
three-unit apartment home. The project is 
an infill development and therefore, would 
result in no impacts.

b. NO IMPACT A significant impact would occur if the 
proposed project created a significant 
hazard to the public or environment due 
to a reasonably foreseeable release of 
hazardous materials. The existing 
two-story, three-unit apartment home and 
detached garage were built in 1940and 
therefore may contain 
asbestos-containing materials (ACMs) 
and lead-based paint (LBP). Demolition of 
the garage would have the potential to 
release asbestos fibers into the 
atmosphere if such materials exist and 
they are not properly stabilized or 
removed prior to demolition activities. The 
removal of asbestos is regulated by 
SCAQMD Rule 1403; therefore, any 
asbestos found on site would be required 
to be removed in accordance with 
applicable regulations prior to demolition. 
Similarly, it is likely that lead-based paint 
is present in buildings constructed prior to
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1979. Compliance with existing State 
laws regarding removal would be 
required, resulting no impacts._____
A significant impact would occur if the 
proposed project would substantially alter 
the drainage pattern of an existing stream 
or river so that erosion or siltation would 
result. There are no streams or rivers 
located in the project vicinity. Project 
construction would temporarily expose on 
site soils to surface water runoff.
However, compliance with 
construction-related BMPs and/or the 
Storm Water Pollution Prevention Plan 
(SWPPP) would control and minimize 
erosion and siltation. During project 
operation, storm water or any runoff 
irrigation waters would be directed into 
existing storm drains that are currently 
receiving surface water runoff under 
existing conditions. Significant alterations 
to existing drainage patterns within the 
project site and surrounding area would 
not occur. Therefore, the proposed 
project would result in no impact related 
to the alteration of drainage patterns and 
on- or off-site erosion or siltation.

NO IMPACTc.

A significant impact would occur if the 
proposed project would substantially alter 
the drainage pattern of an existing stream 
or river such that flooding would result. 
There are no streams or rivers located in 
the project vicinity. During project 
operation, storm water or any runoff 
irrigation waters would be directed into 
existing storm drains that are currently 
receiving surface water runoff under 
existing conditions. Impermeable 
surfaces resulting from the development 
of the project would not substantially 
change the volume of stormwater runoff 
in a manner that would result in flooding 
on- or off-site. Accordingly, significant 
alterations to existing drainage patterns 
within the site and surrounding area 
would not occur. Therefore, the proposed 
project would result no impacts related to 
the alteration of drainage patterns and on- 
or off-site flooding.___________________

NO IMPACTd.

A significant impact would occur if runoff 
water would exceed the capacity of 
existing or planned storm drain systems 
serving the project site, or if the proposed 
project would substantially increase the 
probability that polluted runoff would 
reach the storm drain system.

NO IMPACTe.
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Site-generated surface water runoff would 
continue to flow to the City’s storm drain 
system. Any project that creates, adds, or 
replaces 500 square feet of impervious 
surface must comply with the Low impact 
Development (LID) Ordinance or 
alternatively, the City’s Standard Urban 
Stormwater Mitigation Plan (SUSMP), as 
an LAMC requirement to address water 
runoff and storm water pollution. The 
project involves the export of 
approximately 15 cubic yards with no 
import of dirt. Therefore, the proposed 
project would have no impacts related to 
existing storm drain capacities or water 
quality._____

f. NO IMPACT The project site is not located in an airport 
land use plan area, or within two miles of 
any public or public use airports, or 
private air strips. Therefore, the proposed 
project would not result in a safety hazard 
for people residing or working in the 
project area, and no impacts would occur.

NO IMPACT The subject site is not located in a 
100-year flood plain (Environmental and 
Public Facilities Maps 1996 & Navigate 
LA) or in a Flood Zone (ZIMAS & 
Navigate LA). No impact would occur.

9-

h. NO IMPACT The subject site is not located in a 
100-year flood plain (Environmental 
andPublic Facilities Maps 1996 & 
NavigateLA) or in a Flood Zone (ZIMAS 
&Navigate LA). No impact would occur.

NO IMPACT The subject site is not located in a 
fioodcontrol basin or a potential 
inundationarea and is not in the vicinity of 
a dam orlevee (Environmental and Public 
FacilitiesMaps 1996). No impact would 
occur

i.

NO IMPACT A significant impact would occur if the 
proposed project would be located within 
an area susceptible to inundation by 
seiche, tsunami, or mudflow. A seiche is 
an oscillation of a body of water in an 
enclosed or semi-enclosed basin, such as 
a reservoir, harbor, or lake. A tsunami is a 
great sea wave produced by a significant 
undersea disturbance. Mudflows result 
from the down slope movement of soil 
and/or rock under the influence of gravity. 
The project site and the surrounding 
areas are not located near a water body 
to be inundated by seiche. Similarly, the 
project site and the surrounding areas are 
located approximately 5.5 miles east of

J-
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the Pacific Ocean. Therefore, the project 
would have no impact related to 
inundation by seiche, tsunami, or 
mudflow.

X. LAND USE AND PLANNING
A significant impact would occur if the 
proposed project would be sufficiently 
large or configured in such a way so as to 
create a physical barrier within an 
established community. A physical 
division of an established community is 
caused by an impediment to through 
travel or a physical barrier, such as a new 
freeway with limited access between 
neighborhoods on either side of the 
freeway, or major street closures. The 
proposed project would not involve any 
street vacation or closure or result in 
development of new thoroughfares or 
highways. The proposed project is an infill 
development in an urbanized area in Los 
Angeles, and would not divide an 
established community. Therefore, no 
impact would occur.__________________

NO IMPACTa.

A significant impact may occur if a 
projectis inconsistent with the General 
Plan or zoning designations currently 
applicable to the project site, and would 
causeadverse environmental effects, 
which the General Plan and zoning 
ordinance are designed to avoid or 
mitigate. The subject site is within the 
Westwood Community Multi-Family 
Specific Plan area and iscurrently zoned 
[Q]RD1.5-1XL which permits 
development up to a Floor Area Ratio 
(FAR) of 3:1 and height of 30 feet, a 
density of 1,500 sq. ft. of lot area per 
dwelling unit (LAMC), and the Q condition 
requires design review by the Westwood 
Design Review Board. The subject site 
is8,694.5 sq. ft. and allows 6 units. It also 
allows approximately 26,008 sq. ft. of floor 
area. The maximum allowable height is 
30 feet, and the project does not exceed 
this limit. Thus, the project’s 1,400 sq. ft. 
of residential floor area is consistent with 
both the LAMC and the Specific Plan 
requirements. Some purposes of the 
Specific Plan are to enhance the future 
development of the area by establishing 
coordinated and comprehensive 
standards for parking, height, design, 
building massing, open space, and 
landscaping for new projects in the area 
and to promote orderly, attractive, and

NO IMPACTb.
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harmonious multiple-family residential 
development in the Westwood community 
which takes into consideration the 
architectural character and environmental 
setting of the community. In addition, the 
project is consistent with the surrounding 
properties within the Devon-Ashton 
Apartment Historic District. The 
Westwood Community Design Review 
Board reviewed the application and 
accompanying materials in relation to 
compliance with the design components 
and criteria set forth in the Specific Plan, 
and recommended conditional approval to 
the Director of Planning. The subject site 
is also within the West LA Transportation 
Improvement and Mitigation Specific Plan 
(TIMP) area. This TIMP, administered by 
LADOT, imposes measures to mitigate 
traffic impacts and imposes fees that are 
applied to transportation infrastructure 
improvements. The proposed project will 
conform to the TIMP, but as a residential 
project, the proposed project is exempt 
from the fees. The proposed project also 
conforms to regional plans adopted to 
address air quality and transportation 
impacts, including the Southern California 
Assoc, of Governments Regional 
Comprehensive Plan, Regional 
Transportation Plan, and Sustainable 
Communities Standard. The project site is 
within the boundaries of an InterimControl 
Ordinance (no. 183,497) which prohibits 
the issuance of building permits for 
certain residential developments; 
however, the proposed project is exempt 
because it will retain the existing 2-story, 
3-unit apartment home and limit 
construction to the rear of the site 
(replacing the existing garage with the 
addition of 1 new d.u above a new 
garage). Thus, the proposed project 
would not conflict with applicable land 
use plans, policies, and regulation. There 
will be no impacts.

NO IMPACT A significant impact would occur if the 
proposed project were located within an 
area governed by a habitat conservation 
plan or natural community conservation 
plan. The project site is not subject to any 
habitat conservation plan or natural 
community conservation plan. Therefore, 
no impact would occur.

c.

XI. MINERAL RESOURCES
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The project site is located in an 
urbansetting which already developed 
primarily with multi-family buildings, and is 
therefore not likely to be a suitable site for 
mining of any sort, surface or otherwise. 
There is no knowledge of the presence of 
mineral resources that would be of value 
to the region and residents of the state on 
the project site; subsequently, the project 
is not expected to result in the loss of 
availability of said mineral resources. The 
project site is not located in a known Oil 
Field (NavigateLA) or in a known area of 
mineral resources (Environmental and 
Public Facilities Maps 1996). Therefore, 
there will be no impacts.______________

NO IMPACTa.

The project site is not delineated on 
theCity’s General Plan Framework, 
Westwood Community Plan, Westwood 
Community Multi-family Specific Plan, nor 
any other land use plan as a 
locally-important mineral resource 
recovery site. Therefore, there will be no 
impacts.___________________________

NO IMPACTb.

XII. NOISE
The City of Los Angeles has established 
policies and regulations concerning the 
generation and control of noise that could 
adversely affect its citizens and 
noise-sensitive land uses. Construction 
activity would result in temporary 
increases in ambient noise levels in the 
project area on an intermittent basis.
Noise levels would fluctuate depending on 
the construction phase, equipment type 
and duration of use, distance between the 
noise source and receptor, and presence 
or absence of noise attenuation barriers. 
Construction noise for the project will 
cause a temporary increase in the 
ambient noise levels, but will be subject to 
the LAMC Sections 112.05 (Maximum 
Noise Level of Powered Equipment or 
Powered Hand Tools) and 41.40 (Noise 
Due to Construction, Excavation Work - 
When Prohibited) regarding construction 
hours and construction equipment noise 
thresholds. Construction and demolition 
shall be restricted to the hours of 7:00 
a.m. to 6:00 p.m. Monday through Friday, 
and 8:00 a.m. to 6:00 p.m. on Saturday. 
The project shall comply with the City of 
Los Angeles General Plan Noise Element 
and Ordinance No. 161,574, which 
prohibits the emission of creation of noise 
beyond certain levels at adjacent uses

LESS THAN SIGNIFICANT IMPACTa.
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unless technically infeasible. Therefore, 
any impacts would be minimized to a less 
than significant level.

b. LESS THAN SIGNIFICANT IMPACT Construction activities can generate 
varying degrees of vibration, depending 
on the construction procedures and the 
type of construction equipment used. The 
operation of construction equipment 
generates vibrations that spread through 
the ground and diminish with distance 
from the source. Unless heavy 
construction activities are conducted 
extremely close (within a few feet) to the 
neighboring structures, vibrations from 
construction activities rarely reach the 
levels that damage structures. By 
complying with regulations, the project 
would result in a less than significant 
impact related to construction vibration.

NO IMPACT A significant impact would occur if the 
project caused a substantial permanent 
increase in noise levels above existing 
ambient levels. New stationary sources of 
noise, such as rooftop mechanical HVAC 
equipment, would be installed on the 
proposed project. The design of the 
equipment will be required to comply with 
LAMC Section 112.02, which prohibits 
noise from air conditioning, refrigeration, 
heating, pumping, and filtering equipment 
from exceeding the ambient noise level 
on the premises of other occupied 
properties by more than five dBA. With 
implementation of the regulations that 
address rooftop mechanical equipment, 
there will be no impacts.______________

c.

d. NO IMPACT A significant impact would occur if the 
project resulted in substantial temporary 
or periodic increase in ambient noise 
levels. As discussed above, there will be 
no impacts regarding construction and 
operational noise and vibration.

NO IMPACT A significant impact would occur if the 
proposed project would expose people 
residing or working in the project area to 
excessive noise levels from a public 
airport or public use airport. The proposed 
project is not located within two miles of a 
public airport or public use airport. The 
project site is outside of the Los Angeles 
International Airport Land Use Plan. 
Accordingly, the proposed project would 
not expose people working or residing in 
the project area to excessive noise levels 
from a public airport or public use airport. 
Therefore, no impact would occur.

e.

ENV-2012-2986-ND Page 38 of 50



Mitigation
MeasuresExplanationImpact?

A significant impact would occur if the 
proposed project would expose people 
residing or working in the project area to 
excessive noise levels from a private 
airstrip. The proposed project is not within 
the vicinity of a private airstrip. 
Accordingly, the proposed project would 
not expose people working or residing in 
the project area to excessive noise levels 
from a private airstrip. Therefore, no 
impact would occur.__________________

NO IMPACTf.

XIII. POPULATION AND HOUSING
The project will retain the existing 
two-story, three-unit apartment home on 
site, resulting in a net increase of 
one-unit. The project site is located in an 
urban setting which is already developed 
primarily with multi-family residences. The 
project site is currently zoned 
[Q]RD1.5-1XL (Multiple Dwelling Zone). 
The Westwood Community Plan land use 
designation for the site is Low Medium II 
Residential. Based on the 
persons-per-household rate for the 
Westwood Community Plan area, the 
project would generate approximately 8 
residents at the project site. The type of 
land use proposed as part of the project 
(multi-family residential) and the number 
of total dwelling units (4) are allowed as 
a“by-right” project at the project site. The 
existing zoning, land use designation, and 
the City’s General Planbuildout already 
take into account the number of dwelling 
units and residential population 
associated with the project. Additionally, 
project traffic would use existing 
roadways, and the project would not 
include the development of any 
newroads. Also, the project would 
extendutility infrastructure onto the project 
site from existing utility infrastructure in 
the project area. For these reasons, the 
project would not induce substantial 
population growth and project impacts 
related to population and housing. 
Therefore, any impacts would be less 
than significant._____________________

LESS THAN SIGNIFICANT IMPACTa.

No dwelling units will be replaced as a 
result of the project. The existing 
two-story, three-unit apartment home on 
site will be retained and the project will be 
limited to the rear resulting in a net 
increase of one dwelling unit, for a total of 
four dwelling units. Therefore, there will 
be no impacts.______________________

NO IMPACTb.
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NO IMPACT No existing residents will be replaced as 
the existing two-story, three-unit 
apartment home on site will be retained 
and the project will be limited to the rear 
resulting in a net increase of one dwelling 
unit, for a total of four dwelling units. 
Therefore, there will be no impacts.

c.

XIV. PUBLIC SERVICES
NO IMPACT The project site is located in an urban 

setting which is already developed 
primarily with multi-family residences. The 
project site is currently zoned 
[Q]RD1.5-1XL (Multiple Dwelling Zone). 
The Westwood Community Plan land use 
designation for the site is Low Medium II 
Residential. Based on the 
persons-per-household rate for the 
Westwood Community Plan area, the 
project would generate approximately 8 
residents at the project site. The type of 
land use proposed as part of the project 
(multi-family residential) and the number 
of dwelling units (4) are allowed as a 
"by-right” project at the project site. The 
existing zoning, land use designation, and 
the City’s General Plan buildout already 
take into account the number of dwelling 
units and residential population 
associated with the project. Additionally, 
project traffic would use existing 
roadways, and the project would not 
include the development of any new 
roads. Also, the project would extend 
utility infrastructure onto the project site 
from existing utility infrastructure in the 
project area. For these reasons, 
theproject would not induce substantial 
population growth and project impacts 
related to population and housing. 
Therefore, there will be no impacts._____

a.

b. NO IMPACT The subject site is served by the Los 
Angeles Police Department, West Los 
Angeles Area Division located at 1663 
Butler Ave. (approximately 2.6 miles 
southwest). The proposed project will be 
reviewed by the Los Angeles Police 
Department, and will comply with public 
safety requirements and policies. The 
proposed project involves a net increase 
of two dwelling units and therefore will not 
likely generate the need to construct new 
or expanded public safety facilities. The 
impact will be less than significant.
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The subject site is served by the 
LosAngeles Unified School District 
(LAUSD) and will comply with 
requirement to pay fees to support 
LAUSD. The proposed project involves a 
net increase of one dwelling unit and 
would generate a total of approximately 
one student according to the LAUSD, 
Student Generation Rate calculation. 
Therefore, the project will not generate 
the need to construct new or expanded 
school facilities. The impactwill be less 
than significant.____________________

LESS THAN SIGNIFICANT IMPACTc.

A significant impact would occur if the 
proposed project would exceed the 
capacity or capability of the local park 
system to serve the proposed project. The 
City of Los Angeles Department of 
Recreation and Parks (RAP) is 
responsible for the provision, 
maintenance, and operation of public 
recreational and park facilities and 
services in the City. The proposed project 
would result in a net increase of one-unit, 
which could result in negligible increased 
demand for parks and recreation facilities. 
Pursuant to Section 21.10 of the LAMC, 
the applicant shall pay the Dwelling Unit 
Construction Tax for construction of 
apartment buildings. Therefore, the 
proposed project would not create 
capacity or service level problems, or 
result in substantial physical impacts 
associated with the provision or new or 
altered parks facilities. Accordingly, the 
proposed project would result in no 
impact on park facilities._______________

NO IMPACTd.

A significant impact would occur if the 
proposed project would result in 
substantial employment or population 
growth that could generate a demand for 
other public facilities, including libraries, 
which exceed the capacity available to 
serve the project site, necessitating new 
or physically altered public facilities, the 
construction of which would cause 
significant environmental impacts. The 
proposed project would result in a net 
increase of one-unit, which would result in 
a negligible increase in demand for library 
services and resources of the Los 
Angeles Public Library System. The 
proposed project would not create 
substantial capacity or service level 
problems that would require the provision 
of new or expanded public facilities in

NO IMPACTe.
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order to maintain an acceptable level of 
service for libraries and other public 
facilities. Therefore, the proposed project 
would result in no impact on other public 
facilities.

XV. RECREATION
NO IMPACT A significant impact would occur if the 

proposed project would necessitate 
construction of new recreational facilities, 
which would adversely impact the 
environment, or require the expansion or 
development of parks or other 
recreational facilities in order to maintain 
acceptable service ratios, or other 
performance objectives for parks. The 
project consists of a net increase of one 
dwelling unit for a total of four-units on 
site, as the existing two-story, three-unit 
apartment home will be retained. The 
four-units would generate an estimated 8 
residents. The nearest public park is 
Holmby Park and the minimal increase in 
number of residents that may use park 
facilities, as a result of the project, is not 
likely to contribute to the deterioration of 
existing facilities. The project satisfies 
requirement for on site open space perthe 
LAMC and Specific Plan, which will 
mitigate some of the additional demand 
for park and recreation space.
Althoughthe proposed project would place 
some additional demands on park 
facilities, the increase in demand would 
be met through the existing on site open 
space. The proposed project’s increased 
demands upon recreational facilitieswould 
not in and of itself result in the 
construction of a new park, which might 
have an adverse physical effect on the 
environment. Thus, there will be no 
impacts to park and recreational facilities.

a.

b. NO IMPACT The project does not propose the 
construction or expansion of public 
recreational facilities. No impact will 
occur.

XVI. TRANSPORTATION/TRAFFIC
LESS THAN SIGNIFICANT IMPACT The project is located within the West Los 

Angeles Transportation Improvement and 
Mitigation (WLA TIMP) Specific Plan. A 
significant impact could occur if a project 
were to result in substantial increases in 
traffic volumes in the vicinity of the project 
such that the existing street capacity 
experiences a decrease in the existing 
volume to capacity ratios, or experiences

a.
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increased traffic congestion exceeding the 
Los Angeles Department of 
Transportation’s (LADOT) recommended 
level of service. Although the new project 
will result in an increase in trips, the 
increase does not exceed the LADOT 
threshold of 36 units to require a traffic 
analysis. Therefore, any impacts would 
be less than significant._______________
The project will result in the net increase 
of one dwelling unit for the total of four- 
units on site. A significant impact may 
occur if the proposed project individually 
or cumulatively exceeded the service 
standards of the Los Angeles County 
Metropolitan Transportation Authority 
(Metro) Congestion Management 
Program (CMP). This program was 
created Statewide as a result of 
Proposition 111 and has been 
implemented locally by Metro. The CMP 
for Los Angeles County requires that the 
traffic impacts of individual development 
projects of potential regional significance 
be analyzed. Specific arterial roadways 
and all State highways comprise the CMP 
system, and a total of 164 intersections 
are identified for monitoring throughout 
Los Angeles County. The local CMP 
requires that all CMP monitoring 
intersections be analyzed where a project 
would likely add more than 50 trips during 
either the a.m. or p.m. peak hours. The 
project will not result in an increase in 
trips, the increase would not add more 
than 50 trips during either the a.m. or 
p.m. peak hours. Therefore, no impacts 
would occur.

NO IMPACTb.

A significant impact would occur if the 
proposed project would cause a change 
in air traffic patterns that would result in a 
substantial safety risk. The proposed 
project does not include an aviation 
component or include features that would 
interfere with air traffic patterns. 
Therefore, no impact would occur.______

NO IMPACTc.

A significant impact may occur if the 
proposed project includes new roadway 
design or introduces a new land use or 
features into an area with specific 
transportation requirements and 
characteristics that have not been 
previously experienced in that area, or if 
project site access or other features were 
designed in such a way as to create 
hazardous conditions. The proposed

LESS THAN SIGNIFICANT IMPACTd.
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project would not include unusual or 
hazardous design features. The proposed 
project will include a fully enclosed 
parking configuration of four parking 
spaces side by side, and the addition of 
two new parking spaces in tandem layout. 
The new garage will also include four 
bicycle parking spaces. Therefore by 
design, the project will not conflict with 
pedestrian circulation in the project area 
as all parking for the site will be fully 
enclosed within the new garage.This is 
the same design as existing conditions, 
with two new parking spaces (in tandem 
layout). That is, four existing parking 
spaces for the existing three-units on-site, 
and a net increase of two new parking 
spaces (in tandem layout). The garage 
opening will front an existing alley, which 
is the same condition as the existing 
detached garage proposed for demolition. 
The Department of Transportation, 
(LADOT), the Department of Building & 
Safety, and the Bureau of Engineering 
reviewed the proposed parking plan (see 
Exhibit 1 attached) and determined it to 
be consistent with the design of parking 
plans with tandem spaces fronting an 
alley. In addition, they determined that the 
proposed parking configuration does not 
have any unique features that would 
produce a safety concern and/or hazard 
due to the design. Therefore, impacts will 
be less than significant.

NO IMPACT A significant impact may occur if the 
project design would not provide 
emergency access meeting the 
requirements of the LAFD, or in any other 
way threatened the ability of emergency 
vehicles to access and serve the project 
site or adjacent uses. The proposed 
project is located on Beverly Glen Blvd. 
which is an adopted emergency response 
route. Vehicularaccess is, and will 
continue to be off the existing alley to the 
rear (east) of the site exiting into Ashton 
Ave.

e.

f. NO IMPACT A significant impact may occur if the 
project design would not provide 
emergency access meeting the 
requirements of the LAFD, or in any other 
way threatened the ability of emergency 
vehicles to access and serve the 
projectsite or adjacent uses. The 
proposed project is located on Beverly 
Glen Blvd. which is an adopted
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emergency response route. In addition, 
vehicular access to the garage is on 
Ashton Ave. via the alley that abuts the 
eastern property line. Thus, there will be 
no impacts on access to Beverly Glen 
Blvd. Development of the via the alley 
that abuts the eastern property line. Thus, 
there will not be significant impacts on 
access to Beverly Glen Blvd.
Development of the project site may 
require temporary and/or partial street 
closures due to construction activities. 
However, any such closures would be 
temporary in nature and would be 
coordinated with the Departments of 
Transportation, Building and Safety, and 
Public Works. Nonetheless, while such 
closures may cause temporary 
inconvenience, they would not be 
expected to substantially interfere with 
emergency response or evacuation plans. 
Therefore, the proposed project would not 
cause permanent alterations to vehicular 
circulation routes and patterns, impede 
public access or travel upon public 
rights-of-way. The proposed project would 
be subject to the review requirements of 
the LAFD and the LAPD to ensure that all 
access roads, driveways and parking 
areas would remain accessible to 
emergency service vehicles. The 
proposed project would satisfy the 
emergency response requirements of the 
LAFD. Furthermore, as discussed above, 
there are no hazardous design features 
included in the access design or site plan 
for the proposed project that could 
impede emergency access. Therefore, 
there will be no impact._______________

XVII. TRIBAL CULTURAL RESOURCES
NO IMPACTa.
NO IMPACTb.

XVIII. UTILITIES AND SERVICE SYSTEMS
The proposed project involves a net 
increase of 1 dwelling unit. The proposed 
project will connect to the City’s existing 
wastewater treatment facilities. The 
project is unlikely to result in development 
which exceeds the current wastewater 
treatment loads established by the 
Regional Water Quality ControlBoard. 
Therefore, there will be no impacts._____

NO IMPACTa.
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b. NO IMPACT A significant impact may occur if a 
projectwould increase water consumption 
orwastewater generation to such a 
degreethat the capacity of facilities 
currentlyserving the project site would 
beexceeded. The project involves the net 
increase of one-unit for a total of four- 
units on site. The proposed project will 
connect to the City's existing water and 
wastewater treatment facilities. The 
project is not expected to create a need to 
expand these existing facilities. The 
impact on water and wastewater 
treatment facilities will not occur.

NO IMPACT The project will retain the existing 
two-story, three-unit apartment home and 
provide a net increase of one-unit for a 
total of four-units on site. As such, the 
project is not expected to result in 
increased demand on the City's 
stormwater drainage facilities. Therefore, 
no impact on stormwater drainage 
facilities would occur.

c.

d. NO IMPACT A significant impact may occur if a project 
would increase water consumption to 
such a degree that new water sources 
would need to be identified. Based on the 
City of Los Angeles CEQA 
ThresholdsGuide, the determination of 
whether the project results in a significant 
impact on water shall be made 
considering the following factors; (a) the 
total estimated water demand for the 
project; (b) whether sufficient capacity 
exists in the waterinfrastructure that 
would serve the project, taking into 
account the anticipated conditions at 
project build-out; (c) the amount by which 
the project would cause the projected 
growth in population, housing or 
employment for the Community Plan area 
to be exceeded inthe year of the project 
completion; and (d) the degree to which 
scheduled water infrastructure 
improvements or project design features 
would reduce or offset service impacts. 
The proposed project involves the net 
increase of one-unit. Therefore, the 
project is not expected to create a 
substantial demand for water, nor have 
the potential to make a cumulatively 
considerable contribution to impacts on 
existing water supplies for the 
area.Conformance with the LAGreen 
BuildingCode will require conservation of 
wateruse within the building and for
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landscaping. The project must alsocomply 
with Ordinance No. 170,978(Wastewater 
Management Ordinance) regarding water 
conservation measures in landscape, 
installation and maintenance. Therefore, 
impacts on water supply will not occur.
The project site is currently serviced bythe 
City of Los Angeles HyperionWastewater 
Treatment Facility. The project involves 
the net increase of one- unit. Therefore, 
the project is expected to create a 
negligible increase in demand on the 
City’s existing wastewater treatment 
facilities. The project will result in a net 
increase in wastewater, in generating 480 
gallons. This is less than the 4,000 
gallons per day threshold of significance 
of Los Angeles CEQA Thresholds Guide. 
Therefore, project impacts related to 
wastewater treatment will not occur.

NO IMPACTe.

A significant impact may occur if the 
proposed project would conflict with 
adopted policies or involve modification of 
existing alternative transportation facilities 
located on- or off-site. The proposed 
project would not require the disruption of 
public transportation services or the 
alteration of public transportation routes. 
Since the proposed project would not 
modify or conflict with any alternative 
transportation policies, plans or 
programs, it would have no impact on 
such programs.____________________

NO IMPACTf.

A significant impact may occur if a project 
would generate solid waste that was not 
disposed of in accordance with applicable 
regulations. Solid waste generated on-site 
by the proposed project would be 
disposed of in accordance with all 
applicable federal, state, and local 
regulations related to solid waste, such as 
the California Integrated Solid Waste 
Management (ISWM) Act (also known as 
AB 939). The amount of project-related 
waste disposed of at area landfills would 
be reduced through recycling and waste 
diversion programs implemented by the 
City, in compliance with the City’s Solid 
Waste Management Policy Plan 
(CiSWMPP), which is the long-range solid 
waste management policy for the City, 
and the Source Reduction and Recycling 
Element (SRRE), which is the strategic 
action policy plan for diverting solid waste 
from landfills. The project would also 
comply with applicable regulatory

NO IMPACT9-
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measures, including the provisions of City 
of Los Angeles Ordinance No. 171,687 
with regard to all new construction; the 
provision of permanent, clearly marked, 
durable, source sorted bins to facilitate 
the separation and deposit of recyclable 
materials; implementation of a demolition 
and construction debris recycling plan, 
with the explicit intent of requiring 
recycling during all phases of site 
preparation and building construction.
With the implementation of the regulatory 
measures, waste generated by the project 
would not significantly alter the projected 
timeline for landfills within the region to 
reach capacity. The proposed project will 
comply with local, State, and federal 
regulations. Therefore, impacts are 
anticipated to be less than significant.

XIX. MANDATORY FINDINGS OF SIGNIFICANCE
NO IMPACT For the purpose of this analysis, a 

significant impact could occur if a project 
would have an identified potentially 
significant impact for any of the above 
issues, as discussed in the preceding 
sections. The project involves the 
demolition of a detached one-story 
garage, for the construction of one new 
dwelling unit over a new garage located to 
the rear of an existing three-unit, 
two-story apartment home, resulting in 
four dwelling units. The new garage will 
replace the existing garage and will be 
two-stories (one-story dwelling unit over 
one-story garage) at 27.5 feet, matching 
the height of the existing apartment 
home. The subject site is located in a 
developed and urbanized region that is 
mostly segmented and lacks the 
continuity that is consistent with those 
known to support any non-avian 
candidate, sensitive, or special-status 
species. Moreover, the subject site has 
not been identified as being a Significant 
Ecological Area (City of Los Angeles, 
Environmental and Public Facilities 
Map1996). The subject site lacks any 
riparian habitat or other sensitive natural 
community, and does not contain any 
wetlands. The subject site is identified as 
being within an area of historical 
significance; however, the existing 
building is not a contributor to the 
districtand the proposed project will not 
have impacts on the historic district. 
Although, the subject site is not in the

a.
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vicinity of an Archaeological Survey Area 
and an Archaeological Site (City of Los 
Angeles, Environmental and Public 
Facilities Maps'! 996, Prehistoric & Historic 
Archaeological Sites and Survey Areas 
Map), there may be a possibility for the 
discovery of unrecorded archaeological 
resources during the proposed 
gradingactivity. The subject site and 
vicinity are not identified as being located 
in a Vertebrate Paleontological Area (City 
of Los Angeles, Environmental and 
PublicFacilities Maps 1996, Vertebrate 
Paleontological Resources Map). It is 
possible that site excavation could 
uncover paleontological 
resources.Compliance with the City’s 
Standard Conditions of Approval will 
ensure that if any previously unknown 
archeological or paleontological 
resources are discovered during the 
excavation period of construction, such 
resources will be handled properly and 
will not have impacts._________________
A significant impact may occur if a project, 
in conjunction with other related projects 
in the area of the project site, would result 
in impacts that are less than significant 
when viewed separately, but would be 
significant when viewed cumulatively. The 
project site is located in an urban setting 
which is developed primarily with 
multi-family residences. The proposed 
project involves the demolition of a 
detached one-story garage, for the 
construction of one new dwelling unit over 
a new garage located to the rear of an 
existing three-unit, two-story apartment 
home, resulting in four dwelling units. The 
new garage will replace the existing 
garage and will be two-stories (one-story 
dwelling unit over one-story garage) at 
27.5 feet, matching the height of the 
existing apartment home. Therefore, the 
possibility of resulting cumulative impacts 
in the vicinity is not likely. Any 
development activity which may occur is 
most likely to comply with all applicable 
federal, State, and City regulations that 
would precludesignificant cumulative 
impacts with regardto geology and soils, 
cultural resources,hazards and hazardous 
materials, hydrology and water quality, 
and transportation and traffic. 
Compliancewith City regulations would 
ensure thatany cumulative impacts 
related toaesthetics and land use would

NO IMPACTb.
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be less than significant. Furthermore, an 
increasein area population resulting from 
theproposed project and other 
developmentactivity in the area are 
anticipated to bewithin City and SCAG 
forecasts;therefore, less than significant 
cumulative impacts to population and 
housing areanticipated. Similarly, the 
demands onpublic services such as fire 
and policeprotection, schools, parks, 
recreation, and solid waste generation 
resulting from the proposed project and 
other development activity in the area are 
anticipated to be less than significant, as 
described herein. As service providers 
conduct on-going evaluations to ensure 
that facilities are adequate to service the 
forecasted growth of the community, the 
cumulative impact related to aesthetics, 
agriculture and forestry resources, air 
quality, biological resources, cultural 
resources, geology/soils, greenhouse gas 
emissions, hazards/hazardous 
materials,hydrology/water quality, land 
use/ planning, mineral resources, 
noise,population/housing, public 
services.recreation, transportation/traffic, 
and utilities will not have impacts and no 
mitigation measures are required._____

NO IMPACT A significant impact may occur if the 
proposed project has the potential to 
result in significant impacts, as discussed 
in the previous sections of this document. 
Based on the preceding environmental 
analysis the proposed project would 
nothave significant environmental effect 
on human being, either directly or 
indirectly. The project is minimal and will 
comply with the City’s regulatory 
compliance measures. The project would 
be subject to regulatory compliance 
measures.

c.
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Apartment houses built during this period were typically one or two stories in height and contained between two and eight 
units each; buildings on adjoining lots were sometimes constructed as mirror images of each other, creating a shared 
courtyard. Buildings were designed in the prevailing styles of the period, and today the district includes examples of the 
American Colonial Revival, Mid-Century Modern, and Minimal Traditional styles. Although building permits for apartment 
houses in the district list a variety of architects, perhaps the most notable practitioner was Allen Ruoff, a Janss favorite, who 
designed approximately 20 percent of the buildings in the district.

Today, the Devon-Ashton Apartment Historic District stands out from surrounding development as an excellent and intact 
collection of apartment houses dating from the 1930s and 1940s. The district's continued use as a multi-family residential 
neighborhood and shared planning features contribute to the area's distinctive feel and help to convey a strong sense of 
time and place. .
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Name: Devon-Ashton Apartment Historic District

L til

Description:

The Devon-Ashton Apartment Historic District is an early-20th century multi-family residential district located east of Beverly 
Glen Boulevard in the Westwood neighborhood of Los Angeles. The district contains 53 parcels. It is bounded by Beverly 
Glen Boulevard to the west; it generally includes those parcels along both sides of Devon Avenue from Beverly Glen 
Boulevard to the northern terminus of the street. The district also includes those residential parcels along the northerly side 
of Ashton Avenue, extending east from Beverly Glen Boulevard to Devon Avenue.

The district occupies gently-sloping terrain, with streets throughout the district exhibiting a curvilinear pattern. Lots in the 
district range in size from 3,500 square feet to 12,000 square feet. Development in the district is entirely multi-family 
residential, and consists primarily of apartment houses and courtyard apartments, along with one triplex and a bungalow 
court. Original buildings were constructed primarily during the late 1930s and early 1940s and were largely designed in the 
Minimal Traditional, Mid-Century Modern, and American Colonial Revival styles. Typically, garages are detached and located 
at the rear of the property, accessed from an alleyway. District features include landscaped parkways and mature street 
trees, concrete curbs and sidewalks, the absence of curb cuts, uniform setbacks, and period streetlights.

Of the 53 properties, 43 are contributors to the district, or approximately 81 percent; 10 are non-contributors due to 
extensive alterations or construction outside the period of significance.

Significance:

The Devon-Ashton Apartment Historic District is significant as a cohesive neighborhood of 1930s and 1940s courtyard 
apartment buildings in Westwood. The district’s period of significance is 1932 to 1953, when original buildings were 
constructed.

In the 1920s, Westwood developers the Janss Brothers owned an extensive tract of land, extending from the foothills of the 
Santa Monica Mountains to the north, the boundary of the present-day City of Beverly Hills to the east, present-day Pico 
Boulevard to the south, and present-day Sepulveda Boulevard to the west. The Janss brothers began subdividing the land in 
the southern portion of the tract as early as 1922. However, the most significant impetus for development in the area did 
not arrive until March 1925, when it was announced that the University of California would establish its new Southern 
Branch campus on the land, which was now called Westwood.

In anticipation of the new campus, in 1924 development activity began to expand northward and the Janss Investment Co. 
announced the opening of the Country Club Unit, an area bounded by Wilshire Boulevard to the north, the Los Angeles 
Country Club to the east, Santa Monica Boulevard to the south, and Beverly Glen Boulevard to the west. At the time, the 
area comprising the district was noted only as "Lot A," an undivided parcel of land included in Tract No. 4677, which was 
recorded in April 1924. The Country Club Unit was developed incrementally, with the Janss Investment Co. subdividing 
portions of the land for sale as previous tracts sold out. A portion of Lot A, which included the area comprising the district, 
was subdivided into lots and recorded in October 1924 as Tract No. 6193. Lots in the subdivision were advertised for sale 
that same month.

Although development in Westwood was intended to be largely residential, provisions had been made for income properties 
to be located along Beverly Glen Boulevard, which was under construction at the time. Janss Investment Co. advertisements 
from this period hailed Beverly Glen Boulevard as "the Fifth Avenue of Westwood" and promoted the site as ideal for 
apartment homes. However, despite the incentives espoused by Janss, construction activity in the district did not begin in 
earnest until the late 1930s; work continued apace throughout the 1940s in the years before and after World War II.
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Primary Address: 

Other Address:

10376 W ASHTON AVE

10374 W ASHTON AVEm
ContributorType:ms

Year built: 1941

Property type/sub type: 

Architectural style:

Residential-Multi Family; Apartment House

Minimal Traditional

Primary Address: 

Other Address:

10390 W ASHTON AVE■

10392 W ASHTON AVE 
1234 S BEVERLY GLEN BLVD

Non-ContributorType:f
Year built: 1940

Property type/sub type: 

Architectural style:

Residential-Multi Family; Apartment House

Minimal Traditional

Primary Address: 1238 S BEVERLY GLEN BLVD
S3 Mlffc i Non-ContributorType:

Year built: 1946

Property type/sub type: 

Architectural style:

Residential-Multi Family; Apartment House 

Minimal Traditional

■
i

Primary Address: 1250 S BEVERLY GLEN BLVD

Non-ContributorType:

Year built: 1972

Property type/sub type: 

Architectural style:

Residential-Multi Family; Apartment House 

Modern, Late

Primary Address: 1260 S BEVERLY GLEN BLVD

Non-ContributorType:

Year built: 1974*

Property type/sub type: 

Architectural style:

Residential-Multi Family; Apartment House 
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and guidelines set forth in this Specific Plan and after considering 
the recommendation of the Westwood Community Design Review 
Board, pursuant to Section 16.50 of the L.A.M.C.

No sign permit shall be issued for any new sign in Westwood Village, 
unless the Director of Planning has reviewed and approved the 
project after finding that the project complies with the regulations of 
the Westwood Village Specific Plan and the design criteria and 
guidelines set forth in this Specific Plan and after considering the 
recommendation of the Westwood Community Design Review 
Board, pursuant to Section 16.50 of the L.A.M.C.

B.

The Westwood Community Design Review Board shall review 
applications and accompanying materials in relation to compliance 
with the design components and criteria set forth in this Specific 
Plajj, and provide their recommendations to the Director of Planning, 
pursuant to Section 16.50 of the L.A.M.C.

C.

Section 4. COMPOSITION

The Westwood Community Design Review Board ("Design Review 
Board") shall consist of seven (7) members in accordance with Section 
16.50 D 3 of the L.A.M.C.

Section 5. DESIGN GUIDELINES

The Design Review Board may adopt specific design guidelines to 
implement procedures for design review. These guidelines may be 
illustrations, interpretations, or clarifications of policies established by the 
Design Review Board. The guidelines shall not become effective until 
they are approved by the Area Planning Commission. The guidelines 
may be updated as necessary. Copies of the guidelines shall be available 
from the Department of City Planning.

PROCEDURES AND CRITERIASection 6.

The design review process may, pursuant to Section 16.50 E 3 of 
the L.A.M.C., be conducted in two steps consisting of an optional 
preliminary review and a mandatory final review. All applications for 
design review approval shall be submitted to the Department of City 
Planning on a form supplied by the Department.

A.

Recommendation of Design Review Board. The Design Review 
Board shall make its recommendation based upon the following 
criteria:

B.

Whether all proposed structures conform to all of the provisions 
contained within the Westwood Community Plan and any 
applicable specific plans or design guidelines.

1.

2. Whether all proposed structures are designed so as not to cast

Westwood Community Design Review Board Specific Plan

2



shadows on one-third or more of any adjacent residential 
structure as projected on a plan view for more than two hours 
between the hours of 9 a.m. and 3 p.m. on December 21.

Whether all proposed buildings are designed in such a fashion 
so that all ventilation, heating or air conditioning ducts, tubs, 
equipment, or other related appurtenances are adequately 
screened from public view, unless such appurtenances have 
been used as an integral component in the design.

3.

Whether the proposed buildings are compatible with the 
surrounding buildings in terms of design, massing, and 
architectural integrity.

4.

Whether any portion of a parking garage visible above grade is 
architecturally integrated with the design of the building.

5.

Whether the landscape design has a variety of plant materials 
throughout the project which are compatible.

6.

7. Whether the landscape design representation of the plant 
materials accurately reflects their growth habit at maturity.

Whether the proposed development is in conformity with the 
Los Angeles Municipal Code and other applicable laws insofar 
as zoning and land use are involved.

8.

P:\DIVISION\Commplan\PlnBk-PA\SpecPlan Revised 2003\Westwood Community DRB SP Revised 2003.wpd 
Updated Jun 2003

Westwood Community Design Review Board Specific Plan
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PROJECT DESCRIPTIONLEGEND CONSULTANTS PROJECT INFO. SHEET INDEX
-A-1 COVER SHEET4 UNIT (3 UNIT - EXISTING) + 1 UNIT - NEW) §STRUCTURAL ENGINEERING: LEGAL INFORMATION:METAL A-2 SITE PLAN/ ROOF FLAN - GENERAL NOTES * OTHER NOTES SgSSK I

& te o ^ oe g ^

1*1

AMIR PIRBADIAN. INC.
5435 BALBOA BLVD. # 2 14. LA. 91436 
TEL : (BI 6) 990-6425 PAX: (310) B20-0377

LOT: 7 BLOCH' I6 TRACT TRCl93 PIN NUMBER; 135B157 227 
MAP REFERENCE; M B 104-99/100 A55E550R PARCEL NO.; 432C0I2007 
COUNCIL DISTRICT; CD5- PAUL KORETZ TH0MA5 BROTHERS GRJO:

AREA PLANNING COMMISSION; W. L05 ANGELES

A-3 FIR5T FLOOR PLAN AND 5ECOND FLOOR PLANNEW UNIT : 2 STORY, (GARAGE ON THE FIRST FLOOR AND 1 UNIT ON TOP OF THE GARAGE
NORTH AND EAST ELEVATIONACOUSEC TILE A-4

X i
LLJ s

A-5 SOUTH AND WE5T ELEVATIONGEOLOGICAL ENG. CONSULTANTS: WITH TYPE V-A CONSTRUCTION, 1 HOUR RATED & FULLY SPRINKLERED

UNIT 101 (EXISTING) = 635

ASPHALTIC CONCRETE
APPLIED EARTH SCIENCE5
4742 SAN FERNANDO ROAD. GLENDALE. CA. 9 I 204 
TEL : (BIO) 552-6000 FAX (BIB) 552-6001

A-G SECTIONSBfflCX ®4ER CM UASONARY ZONING ■' (Q) RD1.5-1 XL, WESTWOOD SPECIFIC PLAN

LOT AREA ; 8,694.5 5Q. FT. - (21 HWY DEDICATION X C5 - I305.F.) = 8,564.5

OCCUPANCY J R-2 (RESIDENTIAL), S-2 (PARKING)

FIRST FLOOR: 4,065 (TOTAL SQ.FT.) -UNIT 102 (EXISTING) = 2,200 - GARAGE FROM THE ALLY = 1,230
£ 3!

CERAMK
OWNWER:
10390 ASHTON LLC 
ATT: ALBERT MAHANIAN 
200 SOUTH BARRINGTON AVE, 
#492012
LOS ANGELES. CA. 90049 
TEL. : (310) 710-9395

CIVIL ENGINEERING:
DH5 t ASSOCIATES 
45 50L5TICE # 92 
IRVINE, 92602 
TEL. . (714) 665-1 560

SECOND FLOOR: 3,600 (totalsq. ft.) UNIT 202 (NEW) = 1,400 QUNIT 201 (EXI5TING)= 2,200 SS =FINISH GRADF

£ses£S*Sags
NATURAL GRADE TYPE OF CONSTRUCTION: A-7 POOR , WINDOW AND FINISH SCHEDULE , SURVEY

2 STORY TYPE V-A CONSTRUCTION . SPRINKLER THROUGHOUT NEW UNIT (NFPA 13 
SPRINKLER SY5TEMPER 903.1.1 REQUIRED PER 506.3)

GRAVEL
A-fl DETAILS ITOTAL FLOOR = R2 OCCUPANCY = 7.GG5 SQ.FT.

OTAL FLOOR SQ. FT. - COMMON 5TAIR5 AND ELEVATOR - MECHANICAL < STORAGE - GARAGE < ALLOWABLE FLOOR AREA
-1,230

teaGYPSUM MALLBOARD =5 3A-9 DETAILS 2VICINITYMAPINSTULATIGN. BATT

- I ■ -
-0 -07,665 = 6,435 = FLOOR AREA PER ZONING CODE < 18,645 OK A-1 0 DETAIL5 3 - GREEN BUILDING NOTES

MSULATKN, RICO. SEMMSGD A-1 I DISABLE ACCESS DETAILS
PARKING SQ. FT. : I ,G30 SQ. FT.MASONARY A-1 2 DI5ABLE ACCESS NOTES" ^ PARKING PROVIDED: 6 parking spaces

3 EXI5TING UNIT5 HAVE 4 PARKING 5PACE5 
STANDARD-3 COMPACT- 3

BICYCLE RACK5 (RESIDENCE): I RACKS (in the garage for

THE NEW UNIT)
LOS ANGEIE5 ; ONE BICYCLE RACK PER UN(T = I PROVIDED = I RACKS
BICYCLE RACKS (GUESTS): 2 RACKS (I bicycie rack per io

PLASTER A-1 3 PIABALE DETAILS

y\:%
PARKING PROVIDED: 6 parking spaces provided

LOS ANGELES 13 EXISTING UNITS = 4 SPACES IS PROVIDED (EXISTING) 
- 2 5PACE5 REQIRED

iPIASTER LATH DISABLE SPACES A-1 4 WESTWOOD REVIEW BOARD DETERMINATION LETTER
I NEW UNIT 
TOTAL- 6 REQUIRED

WESTWOOD; 3 EXISTING UNITS =4 5PACE5 IS PROVIDED (EXISTING)
I NEW UNIT X 3.25 PER UNIT = 3.25 

TOTAL - 4 + 3.25 = 7.25 -7 PARKING 5PACE5 
7 PARKING SPACE X %90 (% 10 REDUCTION FOR BICYCLE) = 6.3 = 6 REQUIRED 
STANDARD = 4 C0MPACT= 2

PLYWOOD 'v f a UNIT BUT 2 RACKS MINIMUM).
TOTAL RESIDENTIAL UNITS ALLOWED:

VU00.FHST 6,694.5 + (10 HALE OF ALLY X 65' = 650 ) = 9.344.5 / 1500 = 6.23 UNIT5 ALLOWED 
DE5IGNEP 4 UNITS < 6 OK0.WOOD. CON71MJOUS

nYWOO, BLOOCMG

ROOM NUffiOi (WHO. APPLICABLE) 
FINST QEVADON

TOTAL ALLOWABLE BUILDING AREA:

r 6,325 (BUILDABLE AR£A=LOT 5IZE-5ETBACKS FOR I 5T0RY BUILDING) X 3 = 18,975 SQ. FT.

w

Sj v 41

PER ZOJ 
CODESDENSITY CALCS. & ALLOWABLE FLOOR AREA0• "\COLUMN OBOS MAX. BUILDING HEIGHT:ill Ac

CO COa: c
LU O
> CD

30 = 30 FfET MAXIMUM • •••
DENSITY CALCULATION: LOT AREA = 6,945 SQ.FT.© DOOR SYMBOL

m OPEN SPACE REQUIRED:© LOT8.694.5 5Q.pt, + (10* HALF OF ALLEY X 65' = 650) =9,344.5 SQ.FT. 9.214.5 /1500 = 6.14 UNITS MAXIMUM > 4 UNITS (3 EXISTING AND I NEW) DESIGNEDRWSON DELTA AM} CLOUD (LATEST) 
MATCH UNE ■ jet■mm m» PER WESTWOOD 5FECIFIC PLAN: 350 S.F. X (4 UNITS) = 1,400 5.F.

PROVIDED - 2.030 > 1,400 MIN. REQUIRED 11,800 - 360 - 1440 MIN. REQ. ALLOWABLE FLOOR AREA: FLOOR AREA = F.A.R. coOnPOKT, CCMTROL
- DETAl NUMBER MAX. FLOOR AREA = 3 (FLOOR AREA) = 3 ( LOT SIZE - SETBACK AREAS FOR ONE STORY BUILDING) = 

5ETBACK5 FOR ONE STORY BUILDING = FRONT 15'. BACK 5'. SIDE YARDS 5

OPEN SPACE REQUIREMENTS:

3 ( 1155(55' = 6,325) = 18,975 50. FT.- SHEET NUMBER
- SECTION NUMBER

\ ->j'- MET NUMBER • •••

\ (KITCHEN 15 NOT A HABITABLE ROOM FOR OPEN SPACE)

LE55 THAN 6 UNIT DOES NOT HAVE ANY OPEN 5PACE REQUIREMENTS 

WESTWOOD: 350 5.P. X (4 UNITS) = 1,400 5/.
“THE FRONT YARD (HALF OF FRONT YARD) (15' X 65' = 975 ) - 86 SQ.FT. CORNER = 889 S.F. / 2 =
••FRONT BEYOND THE 15' SETBACK = 689 5Q.FT. =------------------------------------------------------------
-NORTH SIDE BEYOND 51 REQUIRED SETBACK = ( 1078 + 61 + 154 + 38 = 1331 5Q.FT.......... -
-SOUTH SIDE BEYOND 5' REQUIRED SETBACK = (0 )=— ------------------------------------------------
-BETWEEN BUILDINGS = 131 S.F. - ----------------------------------------------------------------------------------- ------------

TOTAL OPEN 5PACE = 444.5 (FRONT) + 0 (BACK) + 69 (FRONT BEYOND) + 1,078 + 61 + 154 + 38 = 1331 S.F. (5IDE YARD BEYOND SETBACK) + 0 (SOUTH SIDE) + 
131 (BETWEEN BUILDING) =

f-.— . ~ 11 -r 1,967 SQ. FT. > 1,400 SQ.FT. OR

E:\Majias DafAMy'DocumeAtsVASHIOM 1TOU APART MIzNI'S^heets^lTOVER SHEET -10390 ASOTON.dwg, 9/20/2016 j>:!>T:2P'pM, Adobe PPP

<3>5 SiACED ARROW ROUTES QHECTiCH k DATEQEVATK* MET HUMBER ENCLOSE
L05 ANGELES :(15 N0TAT10H mmjp-

CAD DWG FILE:ILUMNATED EXT SKN WTH WSCTIONAI 
ARROW

-ft = 444.5 5.F. 
-= 69 S.F.
= 1,331 S.F. 
-= 0.0 5.F. 
-=1315f.

OW'D BY: 
COPYRIGHT:

Vv

I SHEET mu

COVER SHEET-10390 
ASHTON

<0. '
V

/ A ■s <

Al

Mtmber-

.#1

NOTE TO APPLICANT, PLAN CHECK ENGINEERS AND BUILDING IN5PETORS:
THESE PLANS. INCLUDING CONDITIONS OP APPROVAL, SHAil BE COMPUED WITH AND THE HSGrtT, SIZE. 5WE. 
LOCATION. TEXTURE, COLOR, OR MATERIAL SMALL NOT DlfTfRfRDM M1AT THE DIRKTOR OP PLANNING MAS 
APPROVED UNDER DIR 2013-2966-ORB-SIT ANY SUBSEQUENT CMANGf TO THE PROJECT SHALL REQUIRE REVEW BY 
THE DtRfCTOR Of PLANNING AND REfERRAL BY THE DESIGN REVIEW BOARD, TO PROPOSE ANT CHANGES TO THE 
TERMS OR CONDITIONS Of THE DIRECTORS DETERMINATION, THE APPLICANT SHALL 5UBMrT AN APUCATTON POR 
MODlflCATlON TO THE DEPARTMENT Of CITY PLANNING AND INCLUDE A 5PECIPIC NOTATION Of THE U0DlfiCATK)N(5) 
REQUESTED. SHOULD ANY CHANGE BE REQUIRED BY A PUBUC AGENCY THEN SUCH REQUIREMENT SHALL BE 
DOCUMENTED IN WRITING. SEE SHEET AIO POR WESTWOOD DRB-5PP COMPLIANCE DETERMINATION LETTER.
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21 THE PROPOSED FRENCH DOCKS AK£ TO K WOOD 2 LflES (MCE X C UTC5 NIGH.
31 THE ROOK CM THE BAY WV.JOGW5 SHAU MATCH THE DlSTlHG STXMXUG SEAM MCMl.
4) rue WOOD RAILINGS ON THE BALCOW' TO MATCH THE pKOPOSED PHOTO ON SHEET A4
5) THE BAICCNY EDGE TO HAVE I INCH X 2 INCH MOLDING RUNNING HOKLKJNTMIY AT VCf O* BALCONY PLOOR FASCIA. 
&; NEW GUTTERS AND DOWNSPOUT TO MATCH EXISTING,
71 NEW PLANTING TO MATCH EXITING PLANT T/ftS, INCLUDING 5GA110N 

aSSS^I^aS^PWiSmTO KF14CE THE EXISTING LAWN. SHALL 8£ MARATHON TWO.

%/ I

[? T1

177 S.F.

J0
> 140 S.F.
J 1156 S.F.

ASHTON AVE
\i ij \\ \ HCO135

ft
‘ 154 S.F.Q 36 S.F.SI S.F. zA-A

> LU 1 186 S.F. v.LO 0568 S.F.JXLJ LU1076 S.F.DQ 0 U
54 S.F.X Jz > EXISTING 

ONE STORY,
I UNIT
HEIGHT = 19'

EXISTING TWO 
STORY, 2 UNIT 
HEIGHT = 30‘

<J131 S.F.LU 1 >inRD cr i££LLD LUVD

0 LU“f—JNEW TWO 
5TORY, I UNIT 

HT. 27.5'

>J 200 5.F.445 S.F.
> EXISTING 

ONE STORY,

I UNIT
HEIGHT = 19'

EXISTING TWO 
5TORY, 2 UNIT 
HEIGHT = 30'

< LU/J
CD69 S.F. 135’ PLcr

LANDSCAPE CALCULATION (NOT CHANGING THE EXI5TING
$ FRONT YARD: MINIMUM 1/ 2 OF FRONT NEEDS TO BE LAND5CAPED = 

FRONT YARD 890 S.FT. 890/ 2 = 445 5Q.FT. MIN.

PROVIDED = 568 + 54 + 200 = 822 > 445

LU m.

>
LU
DQ

FL-135’ OPEN SPACE CALCULATION : BACKYARD = MINIMUM 1/ 2 OF BACKYARD NEEDS TO BE LANDSCAPED = 65' x 5' = 3 

BACKYARD ALL GRASSCRETE - 162.5 SQ.FT. (COUNT HALF FOR LANDSCAPING).MINIMUM OPEN SPACE REQUIRED = 4 UNIT X 350 = 1,400 S.F.P'W"
m■ SIDE YARD: MINIMUM 1/ 2 OF THE SIDE YARD NEEDS TO BE LANDSCAPED 

SIDE YARD (NORTH): 5' X 115' = 575

PROVIDED (EXI5TING) 1,156 + 222+177 +140 + 38 =1,733 SQ.FT.

FRONT 15' SETBACK: HALF OF THE FRONT = 690/ 2 = 445 S.F.

FRONT BEYOND SETBACK = 69 S.F.

5IDE YARD BEYOND SET BACK = 1076 + 61 + 154 + 36 = 1331 5.F. 

BETWEEN BUILDINGS =131 S.F.

« r
s 1,733
K
»:

s\ 5IDE YARD (SOUTH) = 5'X 43.5'= 217.5

MINIMUM SOUTH SIDE LANDSCAPING = 217.5/ 2 = 108.75 MIN.

ACTUAL = (2‘ X 39') + (31 X 43.5' 12) = 78 + 65.25 = 143.25 > 108.75 OK

n
TOTAL OPEN 5PACE PROVIDED = 1,97G 5f. > 1,400 OK%
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;111 6'-0"-
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DOWN5POUT5 WITH EXISTING 

BUILDING
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1-K
t\l

PL ' plaster , sand finish (matoF
WITH EXISTING BUILDING TEXTURE 

AND COLOR-OFF WHITE) 1I
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•^HE^LCONY EDGE TO HAVE I INCH X 2 
INCH MOLDING RUNNING HORIZONTALLY AT 

TOP Of BALCONY FLOOR FASCIA.
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7-0i

MATCH EAVE AND dOWNSPOUT WITH EXIS'l sIG i
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. 1/4” = r-o 1, i
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**■ r*

a i 1) WINDOWS AND DOORS TO BE WOOD TO MATCH THE EXISTING WOOD WINDOWS AND DOORS.

2) THE PROPOSED FRENCH DOORS ARE TO BE WOOD 2 LITE5 WIDE X 6 LITE5 HIGH.

3) THE ROOF ON THE BAY WINDOWS SHALL MATCH THE EXISTING STANDING SEAM METAL.

4) THE WOOD RAILING5 ON THE BALCONY TO MATCH THE PROPOSED PHOTO ON SHEET A4.

5) THE BALCONY EDGE TO HAVE I INCH X 2 INCH MOLDING RUNNING HORIZONTALLY AT TOP OF BALCONY FLOOR FASCIA.

6) NEW GUTTER5 AND DOWNSPOUT TO MATCH EXISTING.

7) NEW PLANTING TO MATCH EXISTING PLANT TYPES, INCLUDING 5GALLON 

LIGU5TRUM (PRIVET) AND I OR 5 GALLON
AGAPANTHU5. ANY NEW LAWN INSTALLED TO REPLACE THE EXISTING LAWN, SHALL BE MARATHON TWO.

-

I $ p I

.

WOOD RAILING DETAIL FOR BALCONY AND STAIR
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iHE USE OF THESE PLANS AND SPECIFICATIONS SHALL 8E 
RESTRICTED TO THE ORIGINAL SITE AND CLIENT FOR WHICH 
THEY WERE PREPARED. VISUAL CONTACT WITH THESE PLANS 
AND SPECIFICATIONS SHALL CONSTITUTE PRIMA FACIS EVIDENCE 
DF THE ACCEPTANCE OF THESE RESTRICTIONS. THE PLANS CAN 
NOT BE USED BY OTHERS OR FOR OTHER LOCATIONS WITHOUT 
THE PERMISSION OF MAJID NAEL.
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ASHTON APARTME
10390 ASHTON AVENUE, LA,

the use of these plans and specifications shall be
RESTRICTED TO THE ORIGINAL SITE AND CLIENT FOR WHICH 
THEY WERE PREPARED. VISUAL CONTACT WITH THESE PLANS 
AND SPECIFICATIONS SHALL CONSTITUTE PRIMA FACIS EVIDENCE 
OF THE ACCEPTANCE OF THESE RESTRICTIONS. THE PLANS CAN 
NOT BE USED BY OTHERS OR FOR OTHER LOCATIONS WITHOUT 
THE PERMISSION OF MAJID NAEL.
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the use of these plans and specifications shall be
RESTRICTED TO THE ORIGINAL SITE AND CLIENT FOR WHICH 
THEY WERE PREPARED. VISUAL CONTACT WITH THESE PLANS 
AND SPECIFICATIONS SHALL CONSTITUTE PRIMA FACIS EVIDENCE 
OF THE ACCEPTANCE OF THESE RESTRICTIONS. THE PLANS CAN 
NOT BE USED BY OTHERS OR FOR OTHER LOCATIONS WITHOUT 
THE PERMISSION OF MAJID NAEL.
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1. CONTRACTOR SHALL VERIFY PLANT COUNT FOR BIDDING PURPOSES.

2. GROUND COVER INDICATED Bvl^/Z^'SHAIL BE CONTlNUOS
UNDER SHRUB. 4^*4

3. PLANTING AREAS WHICH HAVE NO GROUND COVER INDICATED SHALL
RECEIVE 2, MIN. FINE REDWOOD RARK AS A GROUND COVER.

4. CONTRACTOR SHALL GUARANTEE PLANT MATERIAL FOR 90 OAYS
AFTER INSTALARON AND REPLACE ANY D1SEASESD OR DAMAGED 
MATERIAL DURING THAT ONE YEAR PERIOD.

5. THE FOLLOWING AMENMENTS SHALL BE UNFORMAUY BROADCAST
AND THROUGHLY INCORPORATED TO A DEPTH OF 12” MIN. BY 
ROTORILIER EQUAL AMOUNT PER. 1000 SQ. FT.

6. CU. YD. &") NITROGEN STABILIZED ORGANIC AMENDMENT FROM
REDWOOD SAWDUST, FlR DUST. OR FINELY GROUND BARK 
5 L8S. AMMONIUM SURF ATE.

NOTE: THIS FORMULA IS A STD. MIX AND WILL CHANGE IF THERE
ARE ANY UNUSUAL SOIL CONDITIONS AT THE SITE.COMPACTED 
BACKFILL SHALL BE 100ft ON SITE SOU.
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1. ALL IRRIGATION UNES UNDER DRIVES TO BE INSTALLED W PVC
SLEEVE 9 18” DEPTH MIN.

2. LOCATE All. RCVS A MB’S IN PLANTING AREAS. (TYP >

3. JE7 ALL UNES ANO TRENCHES UNDER PAVING 90% MIN.
COMPACTION.

«. INSTALL REMOTE CONTROL VALVE IN AMETEX 12" BOX OR EQUAL 
(ONE VALVE PER 80X) ti MARKED "IRRIGATION*. LOCATED BOXES 
IN GROUND COVER AREAS WHENEVER POSSIBLE AND A MIN 
12* FROM PAVING OR CURBS.

5. THE CONTRACTOR SHALL PROVIDE OWNER WITH A COMPLETELY 
OPERATING SYSTEM AND CLEAN SET OF MARKED PRINTS AS 
AS-BUtir DRAWINGS. REFERENCE ALL TRENCHES WITH 

DIMENSIONS TO NEAREST BUILDING OR PAVING.

8. THE CONTRACTOR SHALL WARRANT THAT THE SYSTEM WU BE 
EiJS?S!-2[ WORKMANSHIP AND MATERIALS FOR 

A PERIOD OF ONE YEAR. ALL REPAIRS NECESSARY SHALL BE 
MADE AT NO COST TO THE OWNER.

NOTE: ALL OTHER REQU3TEMENTS TO BE PER CITY 
STANDARDS AND SPECIFICATIONS
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