
A
APEX LA

November 27, 2017

Planning and Land Use Committee 
Los Angeles City Council 
c/o City Clerk
200 N. Spring Street, 3rd Floor 
Los Angeles, CA 90012

RE: Council File: 17-0641
RESPONSE TO California Environmental Quality Act (CEQA) Appeal 
AA-2016-2034-PMLA-SL-1A, ENV-2016-2035-CE 
453-455 N. Stanley Avenue

Dear Chair Councilmember Huizar, Councilmember Marqueece Harris-Dawson, Councilmember Englander, 
Councilmember Blumenfield and Councilmember Price,

I represent the original applicant in this case.

This letter is in response to the CEQA appeal filed under CF 17-0641 for the project located at 453-455 N. 
Stanley Avenue and approved under AA-2016-2034-PMLA-SL-1A and ENV-2016-2035-CE.

The appeal fails to mention the following key points of fact:

• The existing structure on the subject site is a non-contributing structure and is not historically 
significant.

• The project was found by the Area Planning Commission to have no impact on the Orange Grove 
Avenue Multi-Family Residential Historic District as a Potential Protected District without any further 
mitigation required. In such circumstances, a Categorical Exemption determination as made for ENV- 
2016-2035-CE in this case is the correct determination.

• There is no HPOZ. And, in fact, once the required studies are performed, the City may determine that an 
HPOZ is not appropriate for this neighborhood. Based on current processing times, said studies and 
action by City Council would not be in place for at least another five to 10 years. Restricting the 
development rights based on an assumption of a potential future zoning or historic designation is an 
inappropriate taking of property rights. A two-story restriction is, therefore, an inappropriate ask by the 
appellant as the full historic analysis has not been done for this district.
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• The buildings in this neighborhood were built in the 1920's prior to the current height allowance. The 
45-foot height limit has been in place since before 1970 (Ordinance 140,451) and retained again under 
the General Plan Consistency Ordinance 165,331 (sa 180) in 1990. Therefore, it has been a consistent, 
decades-long planning policy to have the current height and density. Any project that meets the by right 
height and density permitted by code will be higher than other structures. The City made a repeated 
policy decision to allow greater height.

• The project has NO deviations from code, NO deviations from height and NO deviations from density.

• The applicant went through a good faith engagement process with the community and revised the 
design four times based on community and historic consultant feedback, evolving from an original 
modern architectural design to a Mediterranean Revival-style architecture.

• The Area City Planning Commission accepted the report prepared by Roger Winston Bray, AIA, NCARB, 
a qualified architect who meets and exceeds the Secretary of Interior's Professional Qualifications 
Requirements to conduct historic evaluations. They found that with the removal of the 3rd floor 
balcony resulting in a 13'-8" 3rd and 4th floor setback, the final Mediterranean Revival-style architecture 
is consistent with the district and would not have any potential negative impact on the potential future 
designation of the district with no environmental mitigations required.

• The appellant tries to make the case that a project appropriately conditioned cannot be Categorically 
Exempt, equating conditions of approval with mitigation measures. In fact, the City of Los Angeles 
routinely makes determinations at public hearings based on professional and community input, and 
impose conditions of approval that result in a final design that is a Categorically Exempt project with 
no impact on the environment. CEQA determinations are appropriate determinations in such cases.

To summarize:

The final project is a better project as a result of this community engagement, for which we are grateful.

The Advisory Agency and the Area Planning Commission made appropriate CEQA findings in light of the Small 
Lot Subdivision Ordinance, the compatible design for the surrounding neighborhood's character and status of 
historic designation, their authority under the Parcel Map Act and honoring the existing planning and zoning on 
site.

The final project appropriately considered the Secretary of the Interior's standards in the final approved design, 
and therefore, as it requires no mitigation, can be approved as Categorically Exempt, as reflected in the written 
determination for AA-2016-2034-PMLA-SL-1A and ENV-2016-2035-CE.
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For these reasons, we respectfully request that the Planning and Land Use Committee recommend denial of the 
appeal to the Los Angeles City Council.

Thank you for your time and consideration of this item.

Sincerely,

Margaret Taylor 
Authorized Agent
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