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This application is to bs 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:

□ Area Planning Commission City Council □ Director of Planning□ City Planning Commission
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Regarding Case Number 

Project Address:

Final Date to Appeal:

O Appeal by Applicant/Owner
Er"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): CMVLfcSS_________________ l______________________________

_______________ _______________ _________

Company:

Mailing Address:

Zip: ^0007

E-mail: fer'

State:City:

Telephone:

Is the appeal being (Sled on your behalf or on behalf csf another party, organization or company?o

0^ether. KT)-W‘Q- C□ Self

ETNoO Yes© Is the appeal being filed to support the original applicant’s position? 

3. REPRESENTATIVE/AOENT INFORMATION

Reprasentative/Agent name (if applicable):

Company: ____

Mailing Address:

City: State: Zip:

Telephone: E-mail:
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4. JUSTBF8GAT5QN/REASQN FOR APPEAL

E^f□ EntireIs the entire decision, or only parts of if being appealed? 

Are specific conditions of approval being appealed?

If Yes, list the condition numbers) here: ^E£2A

Part

BTY □ Noes

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

o How you are aggrieved by the decision

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

© The reason for the appeal 

© Specifically the points at issue

5. APPLICANT'S AFFIDAVIT

I certify that foe statements contained in foj&applicab'on are complete and true: 

Appellant Signature: Q&wgg T?> CmiUs k\&.cn sZo\7Date:

6. FILING REQU0REE9ENTS/ADD8T8QNAL INFORMATION

Eight (8) sets of foe following documents are required for each appeal filed (1 original and 7 duplicates):

o Appeal Application (form CP-7769) 
o Justiftcation/Reason for Appeal 
o Copies of Original Determination Letter

A Filing Fee must be paid at foe time of filing foe appeal per LAMC Section 19.01 B.

o Original applicants must provide a copy of foe original application receipts) (required to calculate 
their 85% appeal fifing foe).

All appeals require noticing per the applicable LAMC section(s). Original Applicants must provide noticing per 
foe 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 foe 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 (CMC) or a person identified as a member of a CNC or as representing the 
CNC may not file an appeal on behalf of foe 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 (mist have documentation).

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

4 jjtj Reviewed & Accepted by (DSC Planner):Base Fee: Date:/K Ml’h[EiLWfl-
Receipt No: Deemed Complete by (Project Planner): Date:

mmiw'p
□ Determination authority notified □ Original receipt and BTC receipt (if original applicant)

CP-7769 appeal (revised 5/25/2016) Page 2 of 2



ADAMS DOCKWEILER HERITAGE ORGANIZING COMMITTEE / A.D.H.O.C.

MASTER APPEAL FORM CONTINUATION:
ENV-2016-3173-CE / Case No. ZA-2016-4597-CU-1A /1176-1182-118254 W. 37th Place 
RD2.1 / South Los Angeles Community Plan / CD-8.

08-07-17

On behalf of the Adams Dockweiler Heritage Organizing Committee, as an aggrieved 
party, we object to, and appeal the South Area Planning Commission’s (SAPC) Letter of 
Determination decision of July 28,2017 to ADOPT the Categorical Exemption, ENV-2016- 
3173-CE for the construction of a proposed new Small-Lot Subdivision: Case No. ZA- 
2016-4597-CU-1A, (the Project). Located at 1176-1182-11821A W. 37th Place, the 
proposed Project’s approval includes:

Adoption of a Categorical Exemption, ENV-2016-3173-CE,
A Conditional Use (ZA-2016-4597-CU) to permit seven dwelling units each 
containing five or more habitable rooms within the North University Park- 
Exposition Park-West Adams Neighborhood Stabilization Overlay (NSO)
The new construction of seven 31/a -story residential structures totaling 42 
habitable rooms plus open roof-deck s and with 30-parking spaces at grade.
The demolition of an existing 3 historic residential structures (1906, 1907,1928).

I find actions at the public hearing of July 18 2017, by the SAPC, in their review of my 
appeal to them of the City’s Office of the Zoning Administration’s Determination decision, 
ZA-2016-4597-CU (05-12-17) issued by Associate Zoning Administrator Henry Chu, the 
Designee, were capricious and that they have abused their discretionary authority.

The SAPC action of simply continuing the rubber-stamping of prior approvals of the 
Planning Department decisions flies in the face of the purpose of a CEQA review. When 
decision makers, through their own acquiescent silence about the issues, render 
decisions without factual clarity they abuse their responsibility. The SAPC chose not to 
examine, review or discuss in any substantive manner how my appeal, with respect to 
failures of CE, was in error, and how the staff reports were correct, and those actions lack 
the transparency required to be sustainable.

THE FINDINGS OF FACT (CEQA):

The proposed Categorical Exemption (CE) for the project is not legally sufficient to meet 
the requirements of CEQA in protection of our environment.

Title 14, California Code of Regulations, Chapter 3, Guidelines for Implementation of 
CEQA, states a categorical exemption should not be used “where the activity would cause 
a substantial adverse change”. Furthermore, Section 15300.2 (c), explains: “Significant 
Effect. A categorical exemption shall not be used for an activity where there is a 
reasonable possibility that the activity will have a significant effect on the environment”.

Furthermore a CE should not be issued when there are unusual circumstances which can 
be factually established by the Project’s inconsistency with the historic pattern of
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development of the Old University District, the noted incompatibility with the 1176-1182 14 
block face, the absence of any credible historic survey of the area and the provenance of 
the Old University District neighborhood which the decision makers ignored.

"Significant effect on the environment" is defined as "a substantial, or potentially 
substantial, adverse change in any of the physical conditions within the area affected by 
the project including land, air, water, minerals, flora, fauna, ambient noise, and objects of 
historic or aesthetic significance. An economic or social change by itself shall not be 
considered a significant effect on the environment. A social or economic change related to 
a physical change may be considered in determining whether the physical change is 
significant."(Guidelines, s 15382)

The actual facts in the administrative record clearly meet the threshold of reasonable 
argument that there may be environmental impacts and include substantial evidence to 
this argument.

ENVIRONMENTAL JUSTICE

We offer the following expert opinion of long time area resident Joanne Russell regarding 
the substantial adverse effect this project will have on the community, which is directly 
linked to physical change caused by this and other projects:

I, respectfully request that this petition not be granted because our neighborhood 
community life has become destabilized and it directly relates to being saturated with 
student/individual-type dwellings which contributes to an extreme shortage in family- 
friendly dwellings. In the past 10 years, approximately 55% of the family-oriented housing 
structures West of Vermont Avenue have been either re-habbed to house multiple 
student/individual occupancy units or demolished to erect buildings resembling 
apartments but in actuality is only design to shelter a student/individual occupant. The 
proposed project is a continuation of the same.

For more than 50 years this neighborhood has maintained the collective community 
resiliency needed to shift with changing demographics, economics, City growth, and the 
general cycle of life. Further displacement of families is and will continue to have a 
negative impact. The high level of student occupants is creating a ‘transient’ community 
which has no stability because of the constant turnover of people. There is no vested 
interest in the stability and advancement of their temporary communities. Nor do 
structures such as the one proposed provide future housing opportunities for the now 
college students who may want this to establish themselves in our community. They will 
not want to continue to live in student/individual housing. However, building family- 
oriented housing will help to restore balance living in this community and foster future 
positive growth.

Within walking distance of the project address is one elementary school, 1 junior high 
school, and one high school serving over 3,000 children on any given day. These children 
belong to a family and families constitute approximately 48% of the residence in the 
90007 zip code alone. But in Los Angeles, families are the new face of homelessness. We 
must plan wisely to avoid exacerbating this reality because 90007’s median income is 
about $27,000. Therefore, it is critical that we consider ways to create sustainable cities— 
not sacrificing the well-being of Angelinos with a change of a code and the stroke of a
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pen; but rather ensure housing equity so families not are trapped in generated policy-the 
cycle of poverty and find themselves falling in and out of homelessness.

I further request that City Planning honor the February 1, 2017, North Area Neighborhood 
Development’s recommendation included in their South and Southeast LA Community 
Plan Comments to update the community assessment plan (most recent dated 2001) 
before erecting more permanent structures without a Community Development plan to 
achieve the Mayor’s sustainable City goals."

Guidelines section 15064, subdivisions (d) and (f), interpreted with Guidelines section 
15382, require the lead-agency to consider economic and social consequences if they are 
related to a physical change in the environment. It is congruent with section 21100 which 
provides that, for purposes of that section, "any significant effect on the environment shall 
be limited to substantial, or potentially substantial, adverse changes in physical conditions 
which exist within the area as defined in Section 21060.5."

AN “URBANIZED AREA” IS NOT AN EXCUSE FOR DESTRUCTION OF CHARACTER 
DEFINING FEATURES

The Categorical Exemption cannot be properly utilized for this project, for the following 
reasons:

This project does not meet Secretary of Interior Standards for compatible infill 
development
The project creates cumulatively considerable impacts; a Categorical 
Exemption is not permitted in cases of cumulative impacts.
Staff has indicated that it uses informal, in-house private checklists to 
determine whether or not to utilize a CE versus utilizing the publicly- 
transparent Initial Study process to determine the level of environmental 
clearance.
Moreover, Staff now also indicates that the Department has an internal 
guideline that a project is exempt if it only has a single entitlement but not 
exempt if it needs two or more entitlements. That threshold does not appear in 
either the California Environmental Quality Act’s Article 19 (Categorical 
Exemptions) nor in the State’s Public Resources Code.
The Project at 1176-1182 W. 37th in fact has two discretionary requests: the 
subdivision of land into seven small lots and the conditional use pursuant to 
the NSO. Therefore by the City’s own expressed criteria, a CE should not 
have been issued.

CEQA sets a very low threshold for not permitting a Categorical Exemption, namely that it 
should not be used where there is a reasonable possibility of the activity having a 
significant effect.

The use of a Categorical Exemption is impermissible when a project cumulatively adds to 
the significant impacts of projects that have preceded it, even if those projects were 
initiated by other owners/developers/applicants.

[Citation: Title 14. California Code of Regulations, Chapter 3. Guidelines for 
Implementation of the California Environmental Quality Act; Article 19. Categorical
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Exemptions, Section 15300.2. Exceptions: (b) Cumulative Impact. All exemptions for 
these classes are inapplicable when the cumulative impact of successive projects of the 
same type in the same place, over time is significant.]

The City has already acknowledged that the cumulative impact of student housing has 
harmed the residential neighborhoods surrounding USC. That is why it has previously 
adopted the USC Specific Plan and the Neighborhood Stabilization Ordinance with its 
associated overlay zone. However, for purposes of CEQA, it should be evaluated as to 
whether or not this project would add to the significant impacts already identified (e.g., a 
categorical exemption is insufficient, and an Initial Study is required to determine if there 
are impacts and, if so, can they be mitigated?)

The project was given a Categorical Exemption pursuant to Section 15300, Class 32 of 
the California Environmental Quality Act. This is in error as there are unusual 
circumstances relevant to this development, the project is not consistent with its 
surrounding development, and not consistent with policies and requirements of the South 
Community plan.

The South Los Angeles Community Plan calls for development to complement any unique 
existing development/uses to reinforce desirable characteristics and uses (I-6, South 
Community Plan). Yet the proposed project undermines both the existing characteristics 
and uses.

EXPERT OPINION

We offer the position taken by the Empowerment Congress North Area Neighborhood 
Development Council in opposition to the project:

The Neighborhood Council voted, at its March 2, 2017 meeting, to deny the project for the 
following reasons:

Because of the density and scale, and incompatibility with the community 
character

o

The block face is two story craftsman homes
The area is not properly surveyed and needs to be studied as noted in the 
South Community Plan Comment
The development does not support the community character 
Is out of scale with its surrounding
Is too dense and does not enhance the sense of community 
In addition, a CE is not an adequate instrument in assessing the 
environmental impacts of this case.
Absent an Initial Study and Checklist there is no fact based analysis of 
critical Initial Study Checklist categories which deal with Aesthetics, 
Cultural Resources, Land Use & Planning, Traffic & Circulation, Population 
& Housing, and Cumulative impacts and Mandatory Findings of 
Significance.

o
o

o
o
o
o

o

This particular small lot subdivision application has ramifications for all of the University 
District as it sets a negative precedent for development of South Los Angeles that is in 
conflict with its historic pattern of development and which will erode the sense of place 
and community character. We are seeing a pattern of cumulative impacts that will disrupt 
and change the entire character of the University District.
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CONTEXT OF THE OLD UNIVERSITY DISTRICT

Until the latter part of the 19th century, the District was a mixture of marshland, farmland 
and orchards. The establishment of the university in turn became a catalyst for the 
development of the neighborhood. West Los Angeles’ name was changed to "University" 
in 1883. The University District has not had adequate attention in the assessment of its 
historic resources. Today it is comprised of primarily one and two story buildings.
The South Los Angeles Community Plan provides an official guide to the future 
development of the District for use by the City Council, the Mayor, and the City Planning 
Commission; other concerned governmental agencies; residents, property owners and 
business people of the Plan Area, along with private organizations concerned with 
Planning and civic improvement. One of the objectives for housing in the South Los 
Angeles Community Plan is to conserve and improve the varied and distinctive residential 
character of the Plan area.

CUMULATIVE IMPACTS

The impacts of this project need to be viewed in the context of cumulative impacts. At 
this moment in time, there are various projects in stages of development that create a new 
pattern of development, cutting up traditionally sized lots into smaller undersized lots, and 
over building, creating massive lot coverage and significant parking demands. This 
pattern has the potential to create severe and irreparable damage to historic buildings and 
neighborhoods. Cutting up a parcel in its historic configuration is detrimental to the 
neighborhood character. Some of the current proposals to do so are: 1155-1157 W. 36 
Place, 1227 W. 27th Street, 1182 37 Place, 1284-1288 W 37th Place.)

As the North Area Neighborhood Development Council wrote in their comment letter of 
April 12, 2017:

Cumulative impacts need to be evaluated in the context of the many current small lot 
proposals this year that we and the developer are aware of:
• 1182 37th Place
• 3431 Catalina
• 1284 1288 37th Street
• 11551157 36th Place
And there may be many others for which we have no notifications but are in the pipeline. 
These addresses above include demolition of what was previously affordable housing, not 
luxury rental townhomes. And each of the above are within blocks of each other. Such a 
proliferation must surely be considered cumulative. A CE will not be adequate. Findings 
must be fact based and without an initial study and checklist, you do not have the facts.

FAILURE OF THE HISTORIC ASSESSMENT

The Assessment of the historic property at 1182 37th Place by Kaplan Chen Kaplan was 
very professional, supplied appropriate data but arrived at the wrong conclusion. How on 
earth with all the information did this happen? Because the criteria for significance and 
the standard the consultant used as its bar was whether this property was individually 
eligible for the National register and ignored the criteria of “contributor altered.” It provided 
no context statement to judge the Old University District. These vernacular homes would 
contribute to such a district and is an intact block face that ought not to be destroyed. It
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also did not evaluate the property in the context of a potential CPIO which the proposed 
draft South Community Plan has created as a planning overlay.

The entire Old University District has lacked any comprehensive evaluation as a historic 
resource worthy of consideration as a historic planning overlay, a fact that NANDC 
recognized as part of the South Community Plan process:

“One critical flaw in the current CPIO process is that Planning failed to utilize CRA surveys 
and relied too heavily on SurveyLA. In some instances SurveyLA missed wide swaths of 
neighborhoods. The following areas should be included as CPIOs...

The area between Vermont and Normandie and Jefferson to Exposition (i.e. the Old 
University District) needs to be studied for a potential CPIO.” (January 31, 2017 NANDC 
comment letter regarding the draft South Community Plan.)

The limitations of the historic assessment are apparent. While skillfully done, it fails to 
understand the context of a neighborhood where there are many intact blocks with 
character defining features and consistent historic patterns of development which reflect a 
historic neighborhood that has not had the proper surveying. The assessment took a 
narrow view of defining significance in the architectural context of the American 
Foursquare. SurveyLA missed this neighborhood: indeed the only two resources noted 
were the Warner Farmhouse and the Bojangles Residence, both of which were supplied 
to SurveyLA by the West Adams Heritage Association.

SUBSTANTIAL EVIDENCE STANDARD

Substantial evidence supports a fair argument that this project would have a significant 
effect on the environment and that the Categorical Exemption fails to mitigate the adverse 
effects. The ZA and the SAPC should not have certified the Categorical Exemption 
without an initial study and checklist and adequate mitigations. With cumulative impacts 
and substantial adverse change this Project entails, a Mitigated Negative Declaration 
should be prepared in the context of significant impacts including those of cumulative 
impacts, aesthetics, historic resources, land use and planning, etc.) Such action would 
"demonstrate to an apprehensive citizenry that the public agency has in fact analyzed and 
considered the ecological implications of its’ actions.” (Laurel Heights, supra 47 Cal 3d 
at392.)

Therefore the Adams Dockweiler Heritage Organizing Committee is asking that the 
Planning and Land Use Committee find on behalf of our ADHOC appeal, and reject the 
approval of the Project’s issued Categorical Exemption as the correct CEQA evaluation 
because of its’ non-recognized negative impacts to the existing historic setting and the 
cumulative impacts to the character defining features of the historical context. ADHOC 
asks that you rescind the Project’s CE and find that a full Mitigated Negative Declaration 
be undertaken.

Respectfully yours,

Jim Childs, on behalf of the Adams Dockweiler Heritage Organizing Committee 
2326 Scarff Street University Park, Los Angeles Calif.90007 
213-747-2526 / jeanjim@earthlink.net
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South Los Angeles Area Planning Commission
200 North Spring Street, Room 532, Los Angeles, California, 90012-4801, (213)978-1300

www.planninq.lacity.org
m
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LETTER OF DETERMINATION

3UC 2 8 2017MAILING DATE:

Case No.: ZA-2016-4597-CU-1A
CEQA: ENV-2016- 3173-CE 
Plan Area: South Los Angeles

Council District: 8 - Harris-Dawson

Project Site: 1176 West 37th Place; 1182 West 37th Place; 1182 1/2 West 37th Place; 
1182 74 West 37th Place

Henry Fan and Charles Kim, Ursa 1180 37th PI., LLC 
Representative: Kamran Kazemi, Tala Associates

Applicant:

Appellant: James Childs, Adams Dockweiler Heritage Organizing Committee (A.D.H.O.C.)

At its meeting of July 18, 2017, the South Los Angeles Area Planning Commission took the 
actions below in conjunction with the approval of the following project:

Seven (7) dwelling units, each containing more than five (5) habitable rooms, within the North 
University Park - Exposition Park - West Adams Neighborhood Stabilization Overlay.

1. Determined based on the whole of the administrative record, that the Project is exempt from 
CEQA pursuant to State CEQA Guidelines, Section 15300-15333, and there is no substantial 
evidence demonstrating that an exception to a categorical exemption pursuant to CEQA 
Guidelines, Section 15300.2 applies;

2. Denied the appeal and sustained the Zoning Administrator’s determination to approve a 
Conditional Use Permit for seven dwelling units, each containing more than five habitable 
rooms, within the North University Park - Exposition Park - West Adams Neighborhood 
Stabilization Overlay;

3. Adopted the attached Conditions of Approval; and
4. Adopted the attached Findings.

This action was taken by the following vote:

Moved:
Seconded:
Ayes:
Nays:

Anderson 
Willis 
Orozco 
Bates, Stern

Vote: 3-2

http://www.planninq.lacity.org
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Renee Glasco, Commission Executive Assistant I 
South Los Angeles Area Planning Commission

Fiscal Impact Statement: There is no General Fund impact as administrative costs are recovered 
through fees.

Effective Date /Appeal Status: The decision of the South Los Angeles Area Planning Commission is final 
upon the date of this determination letter, and it is not further appealable.

If you seek judicial review of any decision of the City pursuant to California Code of Civil Procedure 
Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than the 
90th day following the date on which the City's decision became final pursuant to California Code of 
Civil Procedure Section 1094.6. There may be other time limits which also affect your ability to seek judicial 
review.

Zoning Administrator’s Determination Letter dated May 12, 2017Attachments:

Henry Chu, Associate Zoning Administratorc:
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May 12, 2017

Henry Fan & Charles Kim (A)(O)
Ursa 1180 37th Pl., LLC
10573 West Pico Boulevard, Suite 213
Los Angeles, CA 90064

CASE NO. ZA 2016-4597(CU) 
CONDITIONAL USE 
1176-1182 % West 37th Place 
South Los Angeles Planning Area 
Zone 
D. M.
C. D.
CEQA
Legal Description: Lots 2-3, Block 2, 

Brearley and Sinsabaugh Tract

RD2-1
Kamran Kazemi (R) 
Tala Associates 
1916 Colby Avenue 
Los Angeles, CA 90025

117B197
8
ENV-2016-3173-CE

Pursuant to Los Angeles Municipal Code Section 12.24-W,52, I hereby APPROVE:

A Conditional Use to permit seven dwelling units, each containing more than five 
habitable rooms, within the North University Park - Exposition Park - West Adams 
Neighborhood Stabilization Overlay;

upon the following additional terms and conditions:

All other use, height and area regulations of the Municipal Code and all other 
applicable government/regulatory agencies shall be strictly complied with in the 
development and use of the property, except as such regulations are herein 
specifically varied or required.

1.

2. The use and development of the property shall be in substantial conformance with 
the plot plan submitted with the application and marked Exhibit "A", except as may 
be revised as a result of this action.

3. The authorized use shall be conducted at all times with due regard for the character 
of the surrounding district, and the right is reserved to the Zoning Administrator to 
impose additional corrective Conditions, if, in the Administrator's opinion, such 
Conditions are proven necessary for the protection of persons in the neighborhood 
or occupants of adjacent property.

http://planning.lacity.org
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4. All graffiti on the site shall be removed or painted over to match the color of the 
surface to which it is applied within 24 hours of its occurrence.

A copy of the first page of this grant and all Conditions and/or any subsequent 
appeal of this grant and its resultant Conditions and/or letters of clarification shall be 
printed on the building plans submitted to the Development Services Center and the 
Department of Building and Safety for purposes of having a building permit issued.

5.

6. Approved herein is the construction, use, and maintenance of seven small lot 
homes in conjunction with a proposed small lot subdivision (Case No. VTT-74283- 
SL). The small lot homes shall have the following number of habitable rooms and 
covered parking spaces:

Lot 1 6 habitable rooms 
6 habitable rooms 
6 habitable rooms 
6 habitable rooms 
6 habitable rooms 
6 habitable rooms 
6 habitable rooms

4 parking spaces 
4 parking spaces 
4 parking spaces 
4 parking spaces 
4 parking spaces 
4 parking spaces 
4 parking spaces

Lot 2
Lot 3
Lot 4
Lot 5
Lot 6
Lot 7

7. Walk-in closets shall not be converted into additional habitable rooms. The project 
shall comply with the applicable provisions of the North University Park - Exposition 
Park - West Adams Neighborhood Stabilization Overlay Zone at all times.

8. The project shall be in substantial conformance with the conditions of approval for 
Case No. VTT-74283-SL, as if those conditions were stated herein.

9. Mechanical equipment, including but not limited to water heaters and air 
conditioning units, and utility meters shall not be placed within the required front 
yards, or along walls fronting a public street, in order to mitigate potential aesthetic 
impacts to surrounding properties. Any mechanical equipment placed on the roof 
shall be completely shielded by appropriate screening devices or walls and shall not 
be viewable from the streets or neighboring properties.

10. All open areas, including the front and rear yards, not used for buildings or parking 
areas shall be attractively landscaped and maintained.

The Common Access Driveway shall be improved with Alternative Paving Materials, 
such as the following: porous asphalt, porous concrete, permeable interlocking 
concrete pavers, permeable pavers, decomposed granite, crushed rock, gravel, and 
restrained systems (a plastic or concrete grid system confined on all sides to restrict 
lateral movement, and filled with gravel or grass in the voices), and as defined in 
Section 12.21-A,6(c) of the Los Angeles Municipal Code.

11.

12. A pedestrian pathway shall be provided from the street directly to the primary 
entryway of each dwelling.
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13. Fences and walls, inclusive of storm water planter boxes, shall not exceed a height 
of 3 feet 6 inches within the required front yard, as provided in Section 12.22-C,20 
of the Los Angeles Municipal Code. Over-in-height hedges shall constitute a 
violation of this regulation.

14. The total area of signage pertaining to the prospective rental or sale of the property 
shall not exceed 12 square feet on any lot, as provided in Section 12.21-A,7 of the 
Los Angeles Municipal Code.

The required setbacks, as established in Case No. VTT-74283-SL, shall not be 
utilized for any storage space and shall be kept free of any structure, trash, and/or 
debris.

15.

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

17. Prior to the issuance of any permits relative to this matter, a covenant 
acknowledging and agreeing to comply with all the terms and conditions established 
herein shall be recorded in the County Recorder's Office. The agreement (standard 
master covenant and agreement form CP-6770) shall run with the land and shall be 
binding on any subsequent owners, heirs or assigns. The agreement with the 
conditions attached must be submitted to the Development Services Center for 
approval before being recorded. After recordation, a certified copy bearing the 
Recorder's number and date shall be provided to the Zoning Administrator for 
attachment to the subject case file.

INDEMNIFICATION AND REIMBURSEMENT OF LITIGATION COSTS.18.

Applicant shall do all of the following:

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.

a.

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.

b.

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

c.
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Office, in its sole discretion, based on the nature and scope of action, but in 
no event shall the initial deposit be less than $50,000. The City’s failure to 
notice or collect the deposit does not relieve the Applicant from responsibility 
to reimburse the City pursuant to the requirement in paragraph (b).

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

d.

(b).

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.

e.

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

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

For purposes of this condition, the following definitions apply:

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

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

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.

OBSERVANCE OF CONDITIONS - TIME LIMIT - LAPSE OF PRIVILEGES

All terms and conditions of the approval shall be fulfilled before the use may be 
established. The instant authorization is further conditional upon the privileges being 
utilized within three years after the effective date of approval and, if such privileges are not
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utilized or substantial physical construction work is not begun within said time and carried 
on diligently to completion, the authorization shall terminate and become void.

TRANSFERABILITY

This authorization 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 upon you to 
advise them regarding the conditions of this grant.

VIOLATIONS OF THESE CONDITIONS, A MISDEMEANOR

Section 12.29 of the Los Angeles Municipal Code provides:

"A variance, conditional use, adjustment, public benefit or other quasi-judicial 
approval, or any conditional approval granted by the Director, pursuant to the 
authority of this chapter shall become effective upon utilization of any portion of the 
privilege, and the owner and applicant shall immediately comply with its Conditions. 
The violation of any valid Condition imposed by the Director, Zoning Administrator, 
Area Planning Commission, City Planning Commission or City Council in connection 
with the granting of any action taken pursuant to the authority of this chapter, shall 
constitute a violation of this chapter and shall be subject to the same penalties as 
any other violation of this Code.”

Every violation of this determination is punishable as a misdemeanor and shall be 
punishable by a fine of not more than $2,500 or by imprisonment in the county jail for a 
period of not more than six months, or by both such 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 if the same be 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. The Zoning Administrator's determination in this matter will become 
effective after May 30, 2017, unless an appeal therefrom 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 the Zoning Administrator's action, 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 http://planning.lacity.org. Public offices 
are located at:

Marvin Braude San Fernando 
Valley Constituent Service Center 

6262 Van Nuys Boulevard, Room 251 
Van Nuys, CA 91401 
(818) 374-5050

Figueroa Plaza 
201 North Figueroa Street, 

4th Floor
Los Angeles, CA 90012 
(213) 482-7077

http://planning.lacity.org
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If you seek judicial review of any decision of the City pursuant to California Code of Civil 
Procedure Section 1094.5, the petition for writ of mandate pursuant to that section must be 
filed no later than the 90th day following the date on which the City's decision became final 
pursuant to California Code of Civil Procedure Section 1094.6. There may be other time 
limits which also affect your ability to seek judicial review.

NOTICE

The applicant is further advised that all subsequent contact with this office regarding this 
determination must be with the Zoning Administrator who acted on the case. This would 
include clarification, verification of condition compliance and plans or building permit 
applications, etc., and shall be accomplished BY APPOINTMENT ONLY, in order to assure 
that you receive service with a minimum amount of waiting. You should advise any 
consultant representing you of this requirement as well.

FINDINGS OF FACT

After thorough consideration of the statements contained in the application, the plans 
submitted therewith, and the statements made at the public hearing on May 26, 2017, all of 
which are by reference made a part hereof, as well as knowledge of the property and 
surrounding district, I find that the requirements for authorizing a conditional use permit 
under the provisions of Section 12.24-W have been established by the following facts:

BACKGROUND

The subject property is located on a level, rectangular-shaped, interior lot located on the 
south side of 37th Place between Catalina Street to the west and Vermont Avenue to the 
east. The project site has a frontage of approximately 100 feet and a depth of 
approximately 140 feet.

The subject site is designated for Low Medium II Residential land uses, corresponding to 
the RD1.5, RD2, RW2, and RZ2.5 Zones in the South Los Angeles Community Plan. The 
site is zoned RD2-1 and is thus consistent with the existing land use designation. The 
project site is located within the boundaries of the South Los Angeles Alcohol Sales 
Specific Plan, which seeks to regulate alcohol sales within the plan area. The project is a 
residential development on a residentially-zoned site and is not seeking approval for the 
sale of alcohol. Therefore, it is not subject to the regulations of the Specific Plan. The 
property is located within the North University Park - Exposition Park - West Adams 
Neighborhood Stabilization Overlay Zone (NSO), which requires conditional use approval 
for projects resulting in a unit having five or more habitable rooms. The project proposes a 
new residential development that will construct seven (7) new small lot homes as part of 
the concurrent case, VTT-74283-SL. As designed, each home will contain five or more 
habitable rooms. As such, the applicant has requested Conditional Use pursuant to the 
Neighborhood Stabilization Overlay Zone.

The subject property is comprised of two lots at 1176 and 1182-1182 % West 37th Place. 
The property at 1176 West 37th Place is developed with a two-story single-family home that 
was originally constructed in 1907and a detached garage constructed in 1949. The
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property at 1182-1182 % West 37th Place is developed with two structures, including a 
single-story structure toward the front of the lot containing two residential dwelling units and 
constructed in 1908, and a one-story rear building likely moved to the site in 1928. None of 
the existing structures on the project site are designated as historic cultural monuments 
and the project site is not located within a Historic Preservation Overlay Zone. 
Furthermore, a historic resource evaluation, dated February 12, 2017, was conducted by 
Kaplan Chen Kaplan that reviewed the three buildings on the site as well as the 1100 block 
of West 37th Place. Sources including the South Central Coastal Information Center 
(SCCIC) and the SurveyLA reports for the South Los Angeles Community Plan Area were 
reviewed. None of the properties or neighborhood as a district were recorded in the 
SCCIC database or in SurveyLA. Based on the research and analysis conducted and the 
evaluation provided in the report, it was found that none of the subject buildings are 
associated with any historic events or patterns of history, or with any historic persons and 
are not notable or significant works of any architect nor are they good examples of any 
early 20th Century architectural styles. The buildings are 1176 West 37th Place and 1182 
West 37th Place do not meet the criteria to be designated as eligible to the National 
Register of Historic Places, the California Register of Historical Resources, or as a City of 
Los Angeles Historic-Cultural Monument as individual landmarks or as contributing 
buildings to any potential historic district.

Following the demolition of the existing structures on site, the project will involve the new 
construction, use and maintenance of seven (7) small lot homes in conjunction with a 
proposed small lot subdivision. The proposed homes will have the following number of 
habitable rooms and parking spaces:

Habitable Room Count Parking SpacesLot
1 6 4
2 6 4
3 6 4
4 6 4
5 6 4
6 6 4
7 6 4

Property in the surrounding area is classified in the RD2-1 and RD1.5-1 Zones. The 
neighborhood immediately surrounding the site includes a mix of single- and multi-family 
residential land uses. The properties to the north of the subject site, across 37th Place, are 
zoned RD1.5-1 and developed with a single-story single-family home and a two-story 
duplex. The property abutting the project site to the east is zoned RD2-1 and improved 
with a two-story triplex. The property abutting the project site to the west is zoned RD2-1 
and developed with a two-story structure containing four residential dwelling units. The 
properties immediately to the south of the subject site, fronting 37th Drive are developed 
with two single-story single-family homes.

37th Place, adjoining the subject property to the north, is a designated Standard Local 
Street, dedicated to a 30-foot width at the project’s street frontage and is improved.
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Previous Cases, Affidavits, Permits, and Orders on the Applicant's Property:

Vesting Tentative Tract No. 74283-SL - An incidental request, pursuant to Sections 
17.03, 17.15, and 12.22-C,27 of the Los Angeles Municipal Code (LAMC), to permit 
the merger and re-subdivision of two (2) lots into a seven (7) small lot subdivision 
pursuant to Ordinance No. 176,354 for the construction of seven small lot homes 
with a total of 30 parking spaces (four per small lot home and two guest parking 
spaces) on an approximately 14,002 net square foot site in the RD2-1 zone. A letter 
of determination was issued on May 12, 2017 with an appeal period ending May 22, 
2017.

Previous Cases, Affidavits, Permits, and Orders on Surrounding Properties:

AA-2014-3294-PMLA-SL. On July 1,2016, the Deputy Advisory Agency adopted 
the Mitigated Negative Declaration case no. EnV-2014-3296-MnD as the 
environmental clearance, and adopted the Mitigation Monitoring Program, and 
approved the subject parcel map, composed of four lots pursuant to the Small Lot 
Subdivision Ordinance No. 176354 to allow a subdivision on one lot into four small 
lots and the construction of one dwelling unit in each lot as shown on map stamp- 
dated June 23, 2016. The project address is 1155 and 1157 West 36th Place.

AA-2014-3294-PMLA-SL-1A. On October 18, 2016, the South Los Angeles Area 
Planning Commission adopted ENV-2014-3296-MND, denied the appeal on AA- 
2014-3294-PMLA-SL, sustained the action of the Deputy Advisory Agency, and 
adopted the findings of the Deputy Advisory Agency.

Case No. ZA 2014-3295(CU). On July 22, 106, the Associate Zoning Administrator, 
pursuant to Los Angeles Municipal Code Section 12.24-W,52, approved a 
Conditional Use to permit seven dwelling units, each containing more than five 
habitable rooms, within the North University Park - Exposition Park - West Adams 
Neighborhood Stabilization Overlay.

Case No. ZA 2014-3295(CU)(1A). On October 18, 2016, the South Los Angeles 
Area Planning Commission found pursuant to CEQA Guidelines Section 1507 4(B), 
after consideration of the whole of the administrative record, including the mitigated 
negative declaration case no. ENV-2014-3296-MND and all the comments received, 
with the imposition of the mitigation measures, there is no substantial evidence that 
the project will have a significant effect on the environment; found the mitigated 
negative declaration reflects the independent judgment and analysis of the City, 
found the mitigation measures have been made enforceable conditions on the 
project; and adopted the mitigated negative declaration and the Mitigation 
Monitoring Program prepared for the project; denied the appeal; sustained the 
Zoning Administrator’s decision to approve the conditional use to permit dwelling 
units having five or more habitable rooms within the North University Park - 
Exposition Park - West Adams Neighborhood Stabilization Overlay District, in 
conjunction with the construction of four new small lot single-family dwellings in the 
RD1.5-1 zone; and adopt the findings of the Zoning Administrator. At the writing of 
the staff report, the case is scheduled to go the Planning and Land Use 
Management Committee in the month of May.
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Public Hearing

A public hearing was held by the Associate Zoning Administrator on April 5, 2017 at Los 
Angeles City Hall in Room 1020. The hearing was attended by the applicant’s Charles Kim 
and representative for the tract map, Karl Riemer. Also in attendance were members from 
the applicant’s team, and members from the public including representatives from the 
North Area Neighborhood Development Council (NANDC), West Adams Heritage 
Association, Adams-Dockweiler Heritage Organizing Committee, and the Planning Director 
for Council, Lynell Washington.

The applicant and applicant’s representative made the following statements:

Revised tract maps were submitted to the Planning Department.
The City effectuated the zone change of the neighborhood to RD2. This was 
approved by the City Council.
In regards to historic and cultural issues of the site, there was a sreport prepared 
this year. The reports stated the subject site and the neighborhood were not within 
the historic cultural database.
The existing structures on the site were not determined to be notable.
The site is not located within an historic preservation overlay zone.
The project will comply with the regulations of the RD2 zone and the small lot 
design guidelines, including the front and rear yard setbacks.
In regards to outreach, the project met with the neighborhood council and the 
Housing Authority, and made revisions to bridge the gap.
The original project was four-stories tall, and the revised project is now three-stories
tall.
The height was reduced from 45 feet to 39 % feet.
The square footage of the interior areas were also reduced.
The design was also modified to make the project compatible to the surrounding 
area.
There are relevant cases similar to the subject project that were approved.

Comments from those who spoke during the public comment period at the public hearing 
included the following:

A request was made to keep the record open for one week.
The mentioned study of the area omitted many significnant houses.
There is a disagreement on the study and context of the area.
The neighborhood of the subject site is misrepresented, and another historical 
assessment study is being prepared and will be completed in a couple of weeks. 
The categorical exemption issued for the project is not appropriate.
Homes in the area are historic. Permits for many of the homes in the area cannot 
be found.
Many homes in this area today were built before 1910.
There needs to be a thorough survey of the area.
The project will displace student housing.
The categorical exemption is an abuse of the MND.
There should be additional parking for guests.

o
o
o
o

o
o

o
o
o
o
o
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There are five tenants on the site that will be displaced.
There should be a potential relocation of the cultural homes.
The houses on the site should be offered for harvesting.
There was not proper notification of this project.
Will there be tenant relocation assistance?
There were exterior changes to one of the buildings before February of 2017, where 
moldings were removed.
The construction of luxury units would affect the neighborhood.

o
o
o
o
o
o

o

Comments from the Planning Director of Council District 8 include the following:

■ The Council Office is very familiar with the area.
■ There needs to be a face-to-face dialogue with the applicant to mitigate salient 

issues.

The Associate Zoning Administrator took the case under advisement for one week, as 
requested by a member of the NANDC.

Public Correspondence

A petition comprised of 280 names supporting the project was submitted. There were no 
letters received prior to the public hearing. After the hearing, emails and letters were 
received from the following parties: Roland Souza, Joanne Russell, Minh Segura, Jean 
Frost inclusive of NANDC’s letter, and West Adams Heritage Association. The letters have 
been placed in the case file folder, which is available to the public.

BASIS FOR CONDITIONAL USE PERMITS

A particular type of development is subject to the conditional use process because it has 
been determined that such use of property should not be permitted by right in a particular 
zone. All uses requiring a conditional use permit from the Zoning Administrator are located 
within Section 12.24-W of the Los Angeles Municipal Code. In order for the proposed 
hours of operation to be authorized, certain designated findings have to be made. In these 
cases, there are additional findings in lieu of the standard findings for most other 
conditional use categories.

FINDINGS

Following (highlighted) is a delineation of the findings and the application of the relevant 
facts to same:

1. The project will enhance the built environment in the surrounding 
neighborhood or will perform a function or provide a service that is essential 
or beneficial to the community, city or region.

The project will contribute to the needed supply of housing in the neighborhood, 
while also increasing the supply of off-street parking in the area by 30 spaces. No 
deviations from the zoning code have been requested herein. The proposed height,
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area, and density are all permitted by-right and do not require any relief from zoning 
regulations. The project was revised to reduce the number of stories from four to 
three, to reduce height and square footage, and redesigned to have more 
compatible features to surrounding homes. For example, the original design was a 
modern style, whereas the revised design brought in a more traditional design 
elements that included balconies, fagade articulation, eaves, and others to 
complement neighboring homes that have been built with the different architectural 
styles, including craftsman, prevalent in the area. The proposed development 
replaces old dwellings that show signs of deferred maintenance. Additionally, the 
project adds a net three units to the housing supply. The development will enhance 
the built environment and perform a function that is beneficial to the community, city 
and region.

2. The project’s location, size, height, operations and other significant features 
will be compatible with and will not adversely affect or further degrade 
adjacent properties, the surrounding neighborhood, or the public health, 
welfare and safety.

The subject site is comprised of approximately 14,002 square feet of lot area and 
zoned RD2-1 with a Low Medium II Residential land use designation in the South 
Los Angeles Community Plan. Up to seven units are allowed on the site based on 
density regulations for the RD2-1 Zone, which permits one dwelling unit per 2,000 
square feet of lot area; seven units are proposed. The project is within the 
maximum height of 45 feet permitted in the RD2-1 Zone.

Property in the surrounding area is classified in the RD2-1 and RD1.5-1 Zones. The 
neighborhood immediately surrounding the site includes a mix of single- and multi
family residential land uses. The properties to the north of the subject site, across 
37th Place, are zoned RD1.5-1 and developed with a single-story single-family home 
and a two-story duplex. The property abutting the site to the east is zoned RD2-1 
and improved with a two-story triplex. The property abutting the site to the west is 
zoned RD2-1 and developed with a two-story structure containing four residential 
dwelling units. The properties immediately to the south of the subject site, fronting 
37th Drive are developed with two single-story single-family homes. The proposed 
residential use is consistent with the mix of residential uses in the area.

As stated previously, the project was redesigned to be compatible with existing 
homes in the area. The project design includes a traditional style architecture 
instead of modern style. Also, the project reduced the number of stories from four 
to three stories, educed the height from 45 feet to 39 feet 6 inches, and reduced the 
square footage of each unit. The project also meets the Neighborhood Stabilization 
Ordinance’s requirement to comply with LAMC Section 12.21-A,4(a) of providing 
two spaces for up to four habitable rooms, and one additional parking space for 
each additional habitable room after four. A total of 30 parking spaces would be 
provided for the seven unit small lot project, where all units will have a maximum six 
habitable rooms, and two additional parking spaces would be allocated for guests 
for the entire development. The project provides meets requirement for parking and 
provides two additional spaces for guests.
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Also, the project will be subject to Regulatory Compliance Measures (RCMs), which 
require compliance with the City of Los Angeles Noise Ordinance; pollutant 
discharge, dewatering, stormwater mitigations; and Best Management Practices for 
stormwater runoff. These RCMs will ensure the project will not have significant 
impacts on noise and water. The project is beneath the threshold criteria 
established by LADOT for preparing a traffic study. Therefore, the project will not 
have any significant impacts to traffic. The project will not result in significant 
impacts related to air quality because it falls below interim air threshold established 
by City Planning staff. Interim thresholds were developed by City Planning staff 
based on CalEEMod model runs relying on reasonable assumptions, consulting with 
AQMD staff, and surveying published air quality studies for which criteria air 
pollutants did not exceed the established SCAQMD construction and operational 
thresholds. The project site will be adequately served by all public utilities and 
services given that the construction of a 7-unit small lot development will be on a 
site which has been previously developed and is consistent with the General Plan.

3. The project substantially conforms with the purpose, intent and provisions of 
the General Plan, the applicable community plan, and any specific plan.

There are twelve elements of the General Plan. Each of these Elements establishes 
policies that provide for the regulatory environment in managing the City and for 
addressing environmental concerns and problems. The majority of the policies 
derived from these Elements are in the form of code requirements of the Los 
Angeles Municipal Code. Except for those entitlements described herein, the project 
does not propose to deviate from any of the requirements of the Los Angeles 
Municipal Code. The Land Use Element of the City’s General Plan divides the city 
into 35 Community Plans. The South Los Angeles Community Plan has designated 
the site for Low Medium II Residential land uses with the corresponding zones of 
RD1.5, RD2, RW2, and RZ2.5. The RD2-1 zoning of the site is consistent with the 
existing land use designation.

The project is located within the South Los Angeles Community Plan Area, which 
designates the property for Low Medium II Residential land uses with the 
corresponding zone of RD2 and Height District No. 1. The site is also located 
within the South Los Angeles Alcohol Sales Specific Plan; the project is not 
affected, as it does not involve the sale of alcoholic beverages for off-site 
consumption.

The project conforms to the following objectives and policies of the South Los 
Angeles Community Plan because the proposed use is located within an existing 
residential neighborhood, results in increased housing supply, and will result in 
the enhancement of the built environment:

Objective 1-1: "To provide for the preservation of existing housing and for the 
development of new housing to meet the diverse economic and physical 
needs of the existing residents and projected population of the Plan area..."
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Policy 1-5.1: "Promote greater individual choice in type, quality, price, and 
location of housing"

Policy 1-5.3: "Provide for development of townhouses and other similar 
condo type housing units to increase ownership options:

Policy 1 -5.4: "Provide for the clustering of housing units to help decrease 
the effective cost of land per dwelling unit."

The proposed project produces a total of seven dwelling units and the demolition 
of four dwelling units. It creates new housing for a diverse population, and a net 
increase of units over existing conditions. The project satisfies all parking 
requirements and does not require a waiver from building envelope 
requirements.

Section 13.12-C,2 of the LAMC requires that "Any project shall, in addition to 
complying with the parking requirements of Section 12.21-A(a) of this Code, also 
provide one additional parking space for each habitable room at or above 5 
habitable rooms. Section 12.21-A,4(a) of the Code requires two parking spaces 
for every unit with more than three habitable rooms. As proposed, all seven 
dwellings will have six habitable rooms resulting in a total of four spaces per 
each of those units. The proposed project provides the required 28 parking 
spaces and also provided two guest parking spaces, for a total of 30 spaces.

ADDITIONAL FINDINGS FOR NEIGHBORHOOD STABILIZATION OVERLAY 
PROJECTS

The project provides additional on-site parking under Section 13.2-C,2 of this 
Code.

4.

LAMC Section 13.12-C,2 requires that "Any project shall, in addition to complying 
with the parking requirements of Section 12.21-A,4(a) of this Code, also provide one 
additional parking space for each habitable room at or above five habitable rooms.” 
LAMC Section 12.21-A,4(a) requires two parking spaces for every unit with more 
than three habitable rooms.

The project proposes to subdivide the site into seven (7) small lots for the 
construction of seven (7) small lot homes. Each of the seven proposed small lot 
homes contains a total of six habitable rooms. The project would provide a total of 
28 parking spaces (four per each small lot home), pursuant to the requirements of 
the North University Park - Exposition Park - West Adams Neighborhood 
Stabilization Overlay Zone (NSO), plus two guest parking spaces, for a total of 30 
parking spaces.

5. There is no detrimental concentration of large scale, campus serving housing 
within a 1,000-foot radius of the proposed project.
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The development patterns and land uses within a 1,000-foot radius of the subject 
site were reviewed. While the property is located in close proximity to the University 
of Southern California (approximately 750 feet to the east), and apartment buildings 
in the area that advertise to a student population, no concentration of large scale 
campus serving housing was found within the radius.

Property in the surrounding area is classified in the RD2-1 and RD1.5-1 Zones. The 
neighborhood immediately surrounding the site includes a mix of single- and multi
family residential land uses. The properties to the north of the subject site, across 
37th Place, are zoned RD1.5-1 and developed with a single-story single-family home 
and a two-story duplex. The property abutting the project site to the east is zoned 
RD2-1 and improved with a two-story triplex. The property abutting the project site 
to the west is zoned RD2-1 and developed with a two-story structure containing four 
residential dwelling units. The properties immediately to the south of the subject 
site, fronting 37th Drive are developed with two single-story single-family homes.

For this analysis, it is reasonable to define a large-scale housing development as 
one that occupies several lots, or a large lot that occupies a significant portion of a 
city block, rather than an individual small lot subdivision constructed within the 
boundaries of a standard legal lot. In this instance, the lots within a 1,000-foot 
radius of the site are developed with structures that fit within a standard lot. The 
only exceptions are 1) the Billy G. Mills apartment complex, located on 37th Place, 
west of Vermont Avenue and 2) the Rolland Curtis Garden Apartments, located 
between 38th Place and Exposition, west of Vermont Avenue. Both housing 
developments provide affordable market rate rental housing not exclusively 
catered to students. Additionally, the two developments are separated a 
sufficient distance from each other so as to not constitute a concentration of such 
development.

The project conforms to any applicable Historic Preservation Overlay Zone 
(HpOz) or Specific Plan.

6.

The project is not within a Historic Preservation Overlay Zone. The subject property 
is comprised of two lots at 1176 and 1182-1182 % West 37th Place. The property at 
1176 West 37th Place is developed with a two-story single-family home that was 
originally constructed in 1907 and a detached garage constructed in 1949. The 
property at 1182-1182 % West 37th Place is developed with two structures, including 
a single-story structure toward the front of the lot containing two residential dwelling 
units and constructed in 1908, and a one-story rear building likely moved to the site 
in 1928. None of the existing structures on the project site are designated as 
historic cultural monuments and the project site is not located within a Historic 
Preservation Overlay Zone. Furthermore, a historic resource evaluation, dated 
February 12, 2017, was conducted by Kaplan Chen Kaplan that reviewed the three 
buildings on the site as well as the 1100 block of West 37th Place. Sources 
including the South Central Coastal Information Center (SCCIC) and the SurveyLA 
reports for the South Los Angeles Community Plan Area were reviewed. None of 
the properties or neighborhood as a district were recorded in the SCCIC database 
or in SurveyLA. Based on the research and analysis conducted and the evaluation 
provided in the report, it was found that none of the subject buildings are associated
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with any historic events or patterns of history, or with any historic persons and are 
not notable or significant works of any architect nor are they good examples of any 
early 20th Century architectural styles. The buildings are 1176 West 37th Place and 
1182 West 37th Place do not meet the criteria to be designated as eligible to the 
National Register of Historic Places, the California Register of Historical Resources, 
or as a City of Los Angeles Historic-Cultural Monument as individual landmarks or 
as contributing buildings to any potential historic district.

The project site is located within the boundaries of the South Los Angeles Alcohol 
Sales Specific Plan, which seeks to regulate alcohol sales within the plan area. The 
project is a residential development on a residentially-zoned site. The project is not 
affected as it does not involve the sale of alcoholic beverages. Therefore, it is not 
subject to the regulations of the Specific Plan. The project is not within a Historic 
Preservation Overlay Zone.

ADDITIONAL MANDATORY FINDINGS

7. The National Flood Insurance Program rate maps, which are a part of the Flood 
Hazard Management Specific Plan adopted by the City Council by Ordinance No. 
172,081, have been reviewed and it has been determined that this project is located 
in Zone B, areas between limits of the 100-year flood and 500-year flood; or certain 
areas subject to 100-year flooding with average depths less than 1 foot or where the 
contributing drainage area is less than 1 square mile; or areas protected by levees 
from the base flood.

On March 17, 2017, the subject project was issued a Notice of Exemption 
(Subsection c, Section 2, Article II, City CEQA Guidelines), log reference ENV- 
2016-3173-CE, for a Categorical Exemption, Class 32, City CEQA Guidelines 
(Sections 15300-15333, State CEQA Guidelines). The Deputy Advisory Agency 
determined the Class 32 Categorical Exemption was appropriate for the following 
reasons:

8.

There are five (5) conditions which the project must meet in order to qualify for the 
Class 32 Categorical Exemption are as follows: (a) The project is consistent with the 
applicable general plan designation and all applicable general plan policies as well 
as with the applicable zoning designation and regulations; (b) The proposed 
development occurs within city limits on a project site of no more than five acres 
substantially surrounded by urban uses; (c) The project site has no value as habitat 
for endangered, rare or threatened species; (d) Approval of the project would not 
result in any significant effects relating to traffic, noise, air quality, or water quality; 
and (e) The site can be adequately served by all required utilities and public 
services.

a) The project is in compliance with the adopted Low Medium II Residential land 
use designation of the South Los Angeles Community Plan and the permitted 
density based on its net lot area of 14,002 square feet.

b) The project site is located in the South Los Angeles Community Plan area within 
the city limits of Los Angeles; The project site is fully developed with residential
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buildings and is located in an urbanized area of the City in close proximity to 
USC and other large employment centers.

c) Based on review of Exhibit C-2 of the City of Los Angeles L.A. CEQA 
Thresholds, Guide 2006, and Figure 9.3, Significant Ecological Areas and Coast 
Resource Areas Policy Map, the Project site is not located within a Significant 
Ecological Area.

d) Traffic: The construction of seven units proposed by the project is only three 
more than the existing units, and the existing mobility and circulation system 
available in close proximity to the proposed project can easily accommodate the 
additional three units introduced into the community. Furthermore, as explained 
in the LADOT traffic studies manual, a Traffic Study is only required for 
development projects forecast to generate over 43 AM or PM commuter peak 
hour trips. By introducing three additional residential dwelling units beyond 
existing conditions, the project is forecast to generate just a small fraction of the 
43 peak hour trip threshold used by LADOT for purposes of determining whether 
a detailed review of traffic impacts is required. Therefore, the project will not 
cause a significant or substantial increase in traffic; it is anticipated that traffic 
impacts as a result of the project will be less-than-significant, and no mitigation 
is required.

Noise: The project must comply with the City of Los Angeles Noise Ordinance 
No. 144,331 and 161,574 and any subsequent ordinances, which limits the 
emission or creation of noise levels. The Ordinances cover both operational 
noise levels (i.e. post-construction), as well as any noise impact during 
construction. Section 41.40 of the LAMC regulates noise from demolition and 
construction activities. Section 41.40 prohibits construction activity (including 
demolition) and repair work, where the use of any power tool, device, or 
equipment would disturb persons occupying sleeping quarters in any dwelling 
hotel, apartment, or other place of residence, between the hours of 9:00 p.m. 
and 7:00 a.m. Monday through Friday, and between 6:00 p.m. and 8:00 a.m. on 
Saturday. All such activities are also prohibited on Sundays and all federal 
holidays. Section 112.05 of the LAMC also specifies the maximum noise level of 
construction machinery that can be generated in any residential zone of the city 
or within 500 feet thereof. As a result of the project being required to comply with 
the above ordinances and regulations, it can be found that the project would not 
result in any significant noise impacts.

Air Quality: 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 
will result in an increase of just three residential units and is not expected to 
conflict with or obstruct the implementation of the AQMP and SCAQMD rules. 
Therefore, project impacts will be less than significant.

Water Quality: Construction activities would not involve any significant 
excavation near an identified water source. Furthermore, Best Management 
Practices ("BMPs”) would be required during general operation of the project to
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ensure that storm water runoff meets the established water quality standards 
and waste discharge requirements. Therefore, development of the proposed 
project would not degrade the quality of stormwater runoff from the site.

e) The project site is located within a highly urbanized area served by existing 
public utilities and services. The existing uses at the site has been and will 
continue to be served by all required utilities and public services.

Planning staff evaluated the exceptions to the use of Categorical Exemptions for the 
proposed ordinance listed in "CEQA Guidelines” Section 15300.2 and determined 
that none of the exceptions apply to the proposed project:

(a) Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where the 
project is to be located - a project that is ordinarily insignificant in its impact on 
the environment may in a particularly sensitive environment be significant. 
Therefore, these classes are considered to apply all instances, except where the 
project may impact on an environmental resource of hazardous or critical 
concern where designated, precisely mapped, and officially adopted pursuant to 
law by federal, state, or local agencies.

Because the proposed Project is not defined as a Class 3, 4, 5, 6 or 11 project, 
this exception is inapplicable. The Project site in an urbanized area in the City of 
Los Angeles. The Project site is not located in a particularly sensitive 
environment and would not be located on a site containing wetlands, 
endangered species, or wildlife habitats; therefore, this exception is not 
applicable.

(b) Cumulative Impact. All exemptions for these classes are inapplicable when the 
cumulative impact of successive projects of the same type in the same place, 
over time is significant.

This exception does not apply to the proposed project. The project is the 
construction of residential units in an area previously developed and surrounded 
by residential uses. The project is entirely consistent with the existing General 
Plan designation, zoning, NSO District requirements. The Project will not 
generate a significant number of vehicle trips and will not result in any significant 
impacts to land use planning, habitat, noise, air quality, or water quality and 
therefore will not make a considerable contribution to any significant cumulative 
traffic, air quality, or noise impacts. Therefore, impacts under this category will 
be less than significant.

(c) Significant Effect. A categorical exemption shall not be used for an activity where 
there is a reasonable possibility that the activity will have a significant effect on 
the environment due to unusual circumstances.

This exception does not apply to the proposed project. The project site is 
comprised of two standard-sized lots located in an urbanized area of the City. 
The project consists of residential uses and operations that are compatible with
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the surrounding residential development. The site does not demonstrate any 
unusual circumstances, and the project will not generate significant traffic, air 
quality, or noise impacts.

(d) Scenic Highways. A categorical exemption shall not be used for a project which 
may result in damage to scenic resources, including but not limited to, trees, 
historic buildings, rock outcroppings, or similar resources, within a highway 
officially designated as a state scenic highway. This does not apply to 
improvements which are required as mitigation by an adopted negative 
declaration or certified EIR.

This exception does not apply to the proposed project. According to the 
California Scenic Highway Mapping System, the project site is not located on or 
near a portion of a highway that is either eligible or officially designated as a 
state scenic highway.

(e) Hazardous Waste Sites. A categorical exemption shall not be used for a project 
located on a site which is included on any list compiled pursuant to Section 
65962.5 of the Government Code.

This exception does not apply to the proposed project. The project site is not 
located in Hazardous Waste/Border Zone Properties area as designated by the 
City of Los Angeles. There are no oils wells located on the project site. There 
are no elevators or in-ground hydrologic systems, no monitoring or water supply 
wells, or above- or below-ground storage tanks on the project site. No potentially 
fluid-filled electrical equipment is located on or immediately adjacent to the 
project site. No industrial wastewater is generated on the project site and 
sanitary wastewater is discharged to the City Bureau of Sanitation.

The project site is located within a Methane Zone or Methane Buffer Zone and 
would subject to the requirements of the City Methane Ordinance. These 
regulatory requirements are applied for all projects in the City located within a 
Methane Zone in order to avoid any significant impacts.

(f) Historical Resources. A categorical exemption shall not be used for a project 
which may cause a substantial adverse change in the significance of a historical
resource.

The project is not located in a designated Historic Preservation Overlay Zone or 
on a site designated as historic on any federal, state or local database. The 
subject property is comprised of two lots at 1176 and 1182-1182 % West 37th 
Place. The property at 1176 West 37th Place is developed with a two-story 
single-family home that was originally constructed in 1907and a detached 
garage constructed in 1949. The property at 1182-1182 % West 37th Place is 
developed with two structures, including a single-story structure toward the front 
of the lot containing two residential dwelling units and constructed in 1908, and a 
one-story rear building likely moved to the site in 1928. None of the existing 
structures on the project site are designated as historic cultural monuments and
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the project site is not located within a Historic Preservation Overlay Zone. 
Furthermore, a historic resource evaluation, dated February 12, 2017, was 
conducted by Kaplan Chen Kaplan that reviewed the three buildings on the site 
as well as the 1100 block of West 37th Place. Sources including the South 
Central Coastal Information Center (SCCIC) and the SurveyLA reports for the 
South Los Angeles Community Plan Area were reviewed. None of the properties 
or neighborhood as a district were recorded in the SCCIC database or in 
SurveyLA. Based on the research and analysis conducted and the evaluation 
provided in the report, it was found that none of the subject buildings are 
associated with any historic events or patterns of history, or with any historic 
persons and are not notable or significant works of any architect nor are they 
good examples of any early 20th Century architectural styles. The buildings at 
1176 West 37th Place and 1182 West 37th Place do not meet the criteria to be 
designated as eligible to the National Register of Historic Places, the California 
Register of Historical Resources, or as a City of Los Angeles Historic-Cultural 
Monument as individual landmarks or as contributing buildings to any potential 
historic district. Therefore, demolition of structures on the project site and 
construction of the proposed project would not constitute a substantial adverse 
change in the significance of a historic resource as defined by CEQA.

As outlined above, the proposed project is located in a developed, urbanized area, 
which is not a particularly sensitive environment and will not impact an environmental 
resource of hazardous or critical concern that is designated, precisely mapped, or 
officially adopted by any federal, state, or local agency. The project will not result in 
any significant impacts and, therefore, will not make a cumulatively considerable 
contribution to any significant cumulative impacts. The project is comprised of two 
standard-sized lots, is consistent with the surrounding developments, including 
established residential uses, does not present any unusual circumstances, nor would it 
constitute a substantial adverse change in the significance of a historic resource as 
defined by CEQA. Therefore, none of the possible exceptions to Categorical 
Exemptions, found in Section 15300.2 Exceptions, apply to this project.

Inquiries regarding this matter should be directed to Courtney Shum, Planning Staff for the 
Expedited Processing Section at (213) 978-1916

HENRY CHU
Associate Zoning Administrator

HC:CS:bk

Councilmember Marqueece Harris-Dawson 
Eighth District 

Adjoining Property Owners

cc:



ADAMS DOCKWEILER HERITAGE ORGANIZING COMMITTEE / A.D.H.O.C.

MASTER APPEAL FORM CONTINUATION:
Case No. ZA-2016-4597-CU / ll76-ll821/2 West 37th Place / Related Case No. Vesting 
Tentative Tract Map No.7483-SLL / ENV-2016-3173-CE / Zone RD2-1 / NSO /South Los 
Angeles Planning Area / NANDC / CD-8.

05/30/17

On behalf of the Adams Dockweiler Heritage Organizing Committee, as an aggrieved 
party, I object to, and appeal the Notice-Letter of Determination's (May 12, 2017) 
decision by the Office of Zoning Administration's designee, Associate Zoning Administer 
Henry Chu for the approval of a Conditional Use for a new Small-Lot Subdivision (the 
Project). Located at 1176-1182V2 West 37th Place the proposed Project's approvals 
include:

o A Conditional Use (ZA-2016-4597-CU) to permit seven dwelling units each 
containing five or more habitable rooms within the North University Park- 
Exposition Park-West Adams Neighborhood Stabilization Overlay (NSO) 

o The new construction of seven 372 -story residential structures totaling 42 
habitable rooms plus open roof-deck s and with 30-parking spaces at grade.

© The demolition of an existing 3 historic residential structures (1906, 1907, 1928). 
e Adoption of a Categorical Exemption, ENV-2016-3173-CE.

The Adams Dockweiler Heritage Organizing Committee's mission for 29 years has 
been to conserve and protect the historic resources in the historic University Park District 
including the subject site. We are appealing this entire decision which, if not appealed 
would permit the new construction of an intrusive and non-compatible seven town-house 
residential complex and the demolition of irreplaceable affordable housing and historic 
resources.

For the reasons set forth in detail below, the ZA Designee, in his finding for the 
approval, abused his discretionary authority and issued a decision contrary to the facts. 
In his decision, the ZA Designee has manipulated language, juggled specifics and utilized 
omission and obfuscation to create an illusion of compliance. The facts of the case do not 
support the conclusions made for an approval.

ANALYSIS OF ERRORS IN THE DETERMINATION:
THE FINDINGS:

The Project wiill enhance the built environment in the surrounding 
neighborhood or will perform function or provide a service that is 
essential or beneficial to the community, city or region.
The Designee reports on specific elements of the Project's "revised"p\an that has 

" traditional design elements that included balconies, fagade articulation, eaves and others 
to complement neighboring homes..." in an attempt to justify the new in-fill Project's 
ability to be "compatible "with the defining characteristics of the existing historic 
streetscape. He chose to ignore the "elephant-in-the-room". The scale, massing, and

1.



height, of this seven-headed elephant overpowers and dominates the setting rather than
"enhancing" it.

The Designee reports that the Project "replaces old buildings that show signs of 
deferred maintenance." I have been the owner-resident of an 1887 Queen Anne Victorian 
house for 39-years and am very familiar with the issues of deferred maintenance. 
Demolition is an excessive solution.

The Designee reports that that the Project: "also increases the supply of off-street 
parking in the area by 30 spaces". While factually correct the Designee fails to report that 
the Project's own 35 new bedrooms with only 30 provided parking spaces results in a 
deficit of 5 parking spaces which presumably will be "on the street"

The Project's location, size, height, operations and other significant 
features wills he compatible with and not adversely affect or further 
degrade adjacent properties, the surrounding neighborhood, or the 
public health, welfare and safety.

2.

The Designee, still ignoring the elephant-in-the-room, retreads his "redesigned' 
comments offered before, adds information about the underlying zoning, restates the 
parking element, and discusses public utilities, but fails to have any substantive comments 
about the Project's massive intrusion into a historic block face. The built form of the 
existing historic eleven-homes along the south side of 1100-block of the 37th Place 
streetscape are: six-lstory, one-l1/2Story, and four-2story structures of which nine were 
constructed before 1910. The Project's 31/2Story height, its scale and its' massing is 
unquestionably an intrusion that bifurcates the "prevailing" context. The Project's 
location, size, height, operations and other significant features will be NOT be compatible 
with and WILL adversely affect or further degrade adjacent properties, and the 
surrounding neighborhood.

The project substantially conforms with the purpose, intent and 
provisions of the General Plan, the applicable community plan, and any 
specific plan.

3.

The Designee "cherry-picks" one Objective and 3 Policy conditions from our South 
Los Angeles Community Plan to further manipulate his support for this Project, claiming in 
the positive that the Project " will result in increased housing supply, and will result in the 
enhancement of the built environment'. There are few words in this decision that can be 
more conveniently misinterpreted through the subjective lens of the preparer then 
"enhanceme/t”. Does the enhancement refer to "qualitative" or "quantitative" changes? 
The community certainly desires an "enhancement' in their quality of life issues. The City 
however seems to always be seeking a quantitative "enhancement" in the form of 
density. After the demolition of three old houses, their replacement by the seven 31/2- 
story units the City's tax base will be "enhanced'.

2



The Designee claims that the Project "creates new housing for a diverse 
population". Nothing could be farther from the truth. This Project destroys the long time 
existing diversity of the community and replaces it with a USC student population. It 
replaces home-owners with transitory students. It replaces the existing affordable housing 
stock with lot-by-lot, wall-to-wall new luxury mini-dorms. The developers have repeatedly 
stated at public hearings that this Small Lot Subdivision will not be a "for-sale" to new 
homeowners project but a USC student rental project.

The Designee omission of other relevant Objectives and Policies from the General 
and Community Plans obfuscates the context of those Plans. With respect to compliance 
with the Community Plan the Vice-President of West Adams Heritage Association, Jean 
Frost succinctly articulated the issues, in her response letter of March 29. 2016 to Mr. 
Romero-Navarro (Case No. AA-2014-3294-PMLA-SL / 1155-1157 West 36th Place) 
regarding a similar and nearby sister-project by the same developers:

"The South Los Angeles Community Plan provides an official guide to the future 
development of the District for use by the City Council, the Mayor, and the City Planning 
Commission; other concerned governmental agencies; residents, property owners and 
business people of the Plan area, along with private organizations concerned with 
Planning and civic improvement. One of the objectives for housing in the South Los 
Angeles Community Plan is to conserve the varied and distinctive residential character of 
the Plan area. Some of the policies listed in the South Los Angeles Community Plan are as 
follows: "Historic...

Issues...new developments and rehabilitation projects that are sensitive to 
the character of the established historic areas.
Neighborhood Character 
characteristics of existing uses, which provide the foundation for 
community identity, such as scale, height, bulk, setbacks and appearance. 
Issues...Scale, density, and character of structures housing adjacent to 
Historic Buildings...
The need to preserve and rehabilitate historic areas with sensitivity to the 
character of the established neighborhood.

Preserve and enhance the positive

The proposed development is not consistent with expressed goals and policies of the 
South Community plan.

The Project prowades additional on-site parking under Section 13.12-C,2 
of this code.

4.

The Designee explains that in addition to the nominal code required parking of 
two spaces per-unit the NSO requires additional parking for units of 5 or more habitable 
rooms. This 42-room development provides 30-parking spaces, which the ZA deems 
adequate. It may or not be adequate in other locations but is certainly not in University 
Park. The NSO was created in part because of abusive developers' ability to exploit code 
issues for parking. They are doing it again. The excessive costs for rental units invariably 
result in the student population having to frequently double-up and share the costs. This 
practical reality is ignored by the City.

3



The Designee continues his manipulation by asserting that a "large scale" is not 
an individual small lot subdivision constructed within the boundaries of a standard legal 

lot." However this view seems at odds with the Project's reality since it combines two 
standard lots" to then be subdivided into seven. He also dismisses the nearby "Billy G. 

Mills apartment complex located on 37th Place, west of Vermont" because it does not 
exclusively cater to students". He fails to offer any statistical data about the proportion of 

the USC students-to-nonstudents occupying this "large scald' block-square complex that 
is identified in a ZA radius map as being "USC COLLEGE HOUSING".
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There is no detrimental concentration of large scale, campus serving 
housing within a 1,000-foot radius of the proposed project.

5.

Apparently lacking any specific City recognized and or codified definition for the 
description of the subjective concept of "large scale" the Designee proffers his own 
interpretation as a "reasonable" definition, "For this analysis". His definition sets arbitrary 
limits, a development that "occupies several lots or a large lot that occupies a significant 
portion of a city block." His manipulated language invites more subjective interpretations: 
just how many lots constitute several, how big exactly is a "large lot", what is a 
"significant portion of a City block, 70%, 50%, 40%. 30 %?
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The Project site is in an epicenter of a growing concentration of campus serving 
housing. In spite of repeated assurances by the USC that "they" will not develop on the 
west side of Vermont's residential community, it is rapidly becoming a student only 
enclave. The very justification for this Project is that it supplies more housing. That 
housing is exclusively for USC students who can afford the high rental.

The City's administrators, in particular the ZA and DAA, have dismissed the 
importance of the subject properties' three historic buildings. As the existing affordable 
historic housing stock is raised, building after building, is replaced by more and more 
dense student housing, the Designee obfuscates the reality by talking about a forest and 
not the trees. This neighborhood is suffering from cumulative impacts that need to be 
recognized and halted and-or mitigated.

The project conforms to any applicable Historic Preservation Overlay 
Zone (HPOZ) or Specific Plan

6.

The Designee reports correctly that the subject properties are not located in a 
Historic Preservation Overlay Zone and continues, at some length, about the lack of 
historic significance of the subject property. The Designee references the absence of the 
historic properties from SurveyLA and the South Central Coastal Information Center 
(SCCIC) as proof that the subject properties lack credibility as legitimate "Individual 
Resources" and therefore devoid of CEQA considerations. This is an example of 
bureaucratic obfuscation at it finest.

Historic resources are NOT limited by criteria that are applied to historic 
structures that are only individually recognized at local, State, and federal levels but they 
must also be reviewed as part of a collective grouping such as those identified for 
inclusion in a Historic Preservation Overlay Zone (HPOZ) as being a Contributor or a 
Contributor-Altered resource. This is an intrinsic and common error for all historic surveys 
that utilize federal, state and local HCM designation as a base-line and rely on an initial 
architectural integrity "windshield" evaluation approach. The simple omission of subject 
properties from SurveyLA has been morphed into a false formal rejection through a series 
confused bureaucratic interpretations during the environmental review process.

All of the eleven historic buildings that constitute the southern 1100 blockface of 
37th Place would certainly be accepted as either a Contributor or a Contributor-Altered in 
any HPOZ survey. The entire "Old University District" from Jefferson to Exposition and 
from Vermont to Normandie must be properly surveyed and evaluate for its collective 
historic resources as a potential historic district and not just a listing of individual 
resources. This need for a comprehensive historic resources survey for the Old University 
District is a position endorsed by the Neighborhood Council, NANDC.

SECTION 2. THE FINDINGS OF FACT (CEQA!:

The proposed Categorical Exemption (CE) for the project is not legally sufficient to 
meet the requirements of CEQA in protection of our environment. The decision maker

5



abused his discretion in adopting the categorical exemption in a conclusory and capricious 
manner, ignoring the numerous facts iterated below.

The proposed project cannot, as the preparer suggests, qualify for a Class 32 
categorical exemption when the substantial evidence in the record is evaluated and 
understood. This is not an exempt project.

Title 14, California Code of Regulations, Chapter 3, Guidelines for Implementation 
of CEQA, states a categorical exemption should not be used "where the activity would 
cause a substantial adverse change". Furthermore, Section 15300.2 (c), explains: 
"Significant Effect. A categorical exemption shall not be used for an activity where there 
is a reasonable possibility that the activity will have a signideant effect on the 
environment".

Evidence of Substantia! Adverse Impacts

The California State Office of Historic Resources defines substantial adverse
change:

Substantial adverse change includes demolition, destruction, relocation, or alteration such 
that the significance of an historical resource would be impaired (PRC Section 5020.1(g)).

While demolition and destruction are fairly obvious significant impacts, it is more difficult 
to assess when change, alteration, or relocation crosses the threshold of substantial 
adverse change. The CEQA Guidelines provide that a project that demolishes or alters 
those physical characteristics of an historical resource that convey its historical 
significance (i.e., its character-defining features) can be considered to materially impair 
the resource's significance.

In this instance, the resource is not only the three buildings themselves but the 
context of the Old University District. The preparer did not understand or ignored the 
character defining features of the buildings to be demolished, the integrity of the 
blockface and the historic importance if the Old University District.

Furthermore a CE should not be issued when there are unusual circumstances 
which can be factually established by the inconsistency with the historic pattern of 
development of the Old University District, the noted incompatibility with the 1176-1182 
V2 block face, the absence of any credible historic survey of the area and the provenance 
of the Old University District neighborhood which the decision maker has ignored.

"Significant effect on the environment" is defined as "a substantial, or potentially 
substantial, adverse change in any of the physical conditions within the area affected by 
the project including land, air, water, minerals, flora, fauna, ambient noise, and objects of 
historic or aesthetic signifcance. An economic or social change by itself shall not be 
considered a signifeant effect on the environment. A social or economic change related to 
a physical change may be considered in determining whether the physical change is 
significant." (Guidelines, s 15382)

6



Environmental Justice

We offer the following expert opinion of long time area resident Joanne Russell in 
her comment letter of April 5, 2017, regarding the substantial adverse effect this project 
will have on the community, which is directly linked to physical change caused by this and 
other projects:

I, respectfully request that this petition not be granted because our neighborhood 
community life has become destabilized and it directly relates to being saturated with 
student/individual-type dwellings which contributes to an extreme shortage in family- 
friendly dwellings. In the past 10 years, approximately 55% of the family-oriented 
housing structures West of Vermont Avenue have been either re-habbed to house 
multiple student/individual occupancy units or demolished to erect buildings resembling 
apartments but in actuality is only design to shelter a student/individual occupant. The 
proposed project is a continuation of the same.

For more than 50 years this neighborhood has maintained the collective community 
resiliency needed to shift with changing demographics, economics, City growth, and the 
general cycle of life. Further displacement of families is and will continue to have a 
negative impact. The high level of student occupants is creating a 'transient' community 
which has no stability because of the constant turnover of people. There is no vested 
interest in the stability and advancement of their temporary communities. Nor do 
structures such as the one proposed provide future housing opportunities for the now 
college students who may want this to establish themselves in our community. They will 
not want to continue to live in student/individual housing. However, building family- 
oriented housing will help to restore balance living in this community and foster future 
positive growth.

Within walking distance of the project address is one elementary school, 1 junior high 
school, and one high school serving over 3,000 children on any given day. These children 
belong to a family and families constitute approximately 48% of the residence in the 
90007zip code alone. But in Los Angeles, families are the new face of homelessness. We 
must plan wisely to avoid exacerbating this reality because 90007's median income is 
about $27,000. Therefore, it is critical that we consider ways to create sustainable cities— 
not sacrificing the wellbeing of Angeiinos with a change of a code and the stroke of a 
pen; but rather ensure housing equity so families not are trapped in generated policy-the 
cycle of poverty and find themselves falling in and out of homelessness.

I further request that City Planning honor the February 1, 2017, North Area Neighborhood 
Development's recommendation included in their South and Southeast LA Community 
Plan Comments to update the community assessment plan (most recent dated2001) 
before erecting more permanent structures without a Community Development plan to 
achieve the Mayor's sustainable City goals."

Ms. Russell is just one of many voices.
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We offer the voice and expert opinion of the Empowerment Congress North Area 
Neighborhood Development Council in opposition to the project:

The Neighborhood Council voted, at its March 2, 2017 meeting, to deny the 
project for the following reasons:

Because of the density and scale, and incompatibility with the community 
character
The block face is two story craftsman homes
The area is not properly surveyed and needs to be studied as noted in the 
South Community Plan Comment
The development does not support the community character 
Is out of scale with its surrounding 
Is too dense and does not enhance the sense of community 
In addition, a CE is not an adequate instrument in assessing the 
environmental impacts of this case.
Absent an Initial Study and Checklist there is no fact based analysis of 
critical Initial Study Checklist categories which deal with Aesthetics, 
Cultural Resources, Land Use & Planning, Traffic & Circulation, Population 
& Housing, and Cumulative impacts and Mandatory Findings of 
Significance.

o

o

o
o
o
o

This particular small lot subdivision application has ramifications for all of the 
University District as it sets a negative precedent for development of South Los Angeles 
that is in conflict with its historic pattern of development and which will erode the sense 
of place and community character. We are seeing a pattern of cumulative impacts that 
will disrupt and change the entire character of the University District.

Context and History of the Olid University District

This project has the potential to affect a family oriented, blue and white collar 
worker community that was established in the 1960s. This community was cohesive until 
recent luxury student construction projects have physically divided the community and 
disrupted neighborhood cohesion.

Until the latter part of the 19th century, the District was a mixture of marshland, 
farmland and orchards. The establishment of the university in turn became a catalyst for 
the development of the neighborhood. West Los Angeles' name was changed to 
"University" in 1883. The University District has not had adequate attention in the 
assessment of its historic resources. Today it is comprised of primarily one and two story 
buildings.

The South Los Angeles Community Plan provides an official guide to the future 
development of the District for use by the City Council, the Mayor, and the City Planning 
Commission; other concerned governmental agencies; residents, property owners and 
business people of the Plan Area, along with private organizations concerned with 
Planning and civic improvement. One of the objectives for housing in the South Los 
Angeles Community Plan is to conserve and improve the varied and distinctive residential 
character of the Plan area.
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Guidelines section 15064, subdivisions (d) and (f), interpreted with Guidelines 
section 15382, require the agency to consider economic and social consequences if they 
are related to a physical change in the environment. It is congruent with section 21100 
which provides that, for purposes of that section, "any significant effect on the 
environment shall be limited to substantial, or potentially substantial, adverse changes in 
physical conditions which exist within the area as defined in Section 21060.5."

Am "Urbanized Area" Is Wot an Excuse for Destruction of Character Defaming 
Features

The decision maker glosses over factual matters to generalize that this is an 
urbanized environment" and to justify this incompatible development absent the facts.

The Categorical Exemption cannot be properly utilized for this project, for the 
following reasons:

® This project does not meet Secretary of Interior Standards for compatible infill 
development

o The project creates cumulatively considerable impacts; a Categorical 
Exemption is not permitted in cases of cumulative impacts.

° Staff has indicated that it uses informal, in-house private checklists to 
determine whether or not to utilize a CE versus utilizing the publicly- 
transparent Initial Study process to determine the level of environmental 
clearance.

o Moreover, Staff now also indicates that the Department has an internal 
guideline that a project is exempt if it only has a single entitlement but not 
exempt if it needs two or more entitlements. That threshold does not appear 
in either the California Environmental Quality Act's Article 19 (Categorical 
Exemptions) nor in the State's Public Resources Code. And it appears that for

there exists two discretionary requests: 
the subdivision of land into seven small lots and the conditional use pursuant 
to the NSO. Therefore by the City's own expressed criteria, a CE should not be 
issued.

1176-1182 1/2 West 37th Place

CEQA sets a very low threshold for not permitting a Categorical Exemption, 
namely that it should not be used where there is a reasonable possibility of the activity 
having a significant effect. The facts in the record clearly meet the threshold of 
reasonable argument that there may be environmental impacts and include substantial 
evidence to this argument.

The use of a Categorical Exemption is impermissible when a project 
cumulatively adds to the significant impacts of projects that have preceded it, 
even if those projects were initiated by other owners/developers/applicants.

{Citation: Title 14. California Code of Regulations, Chapter 3. Guidelines for 
Implementation of the California Environmental Quality Act; Article 19. Categorical 
Exemptions, Section 15300.2. Exceptions: (b) Cumulative Impact. AH exemptions for
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these classes are inapplicable when the cumulative impact of successive projects of the 
same type in the same place, over time is significant.]

The City has already acknowledged that the cumulative impact of student housing 
has harmed the residential neighborhoods surrounding USC. That is why it has previously 
adopted the USC Specific Plan and the Neighborhood Stabilization Ordinance with its 
associated overlay zone. However, for purposes of CEQA, it should be evaluated as to 
whether or not this project would add to the significant impacts already identified (e.g., a 
categorical exemption is insufficient, and an Initial Study is required to determine if there 
are impacts and, if so, can they be mitigated?)

The project was given a Categorical Exemption pursuant to Section 15300, Class 
32 of the California Environmental Quality Act. This is in error as there are unusual 
circumstances relevant to this development, the project is not consistent with its 
surrounding development, and not consistent with policies and requirements of the South 
Community plan.

The South Los Angeles Community Plan calls for development to complement any 
unique existing deveiopment/uses to reinforce desirable characteristics and uses (1-6, 
South Community Plan). Yet the proposed project undermines both the existing 
characteristics and uses.

Cymulatowe Impacts

The impacts of this project need to be viewed in the context of cumulative 
impacts. At this moment in time, there are various projects in stages of development 
that create a new pattern of development, cutting up traditionally sized lots into smaller 
undersized lots, and over building, creating massive lot coverage and significant parking 
demands. This pattern has the potential to create severe and irreparable damage to 
historic buildings and neighborhoods. Cutting up a parcel in its historic configuration is 
detrimental to the neighborhood character. Some of the current proposals to do so are: 
1155-1157 W. 36 Place, 1227 W. 27th Street, 3431 Catalina, 1284-1288 W 37th Place.

As the North Area Neighborhood Development Council wrote in their comment 
letter of April 12, 2017:

Cumulative impacts need to be evaluated in the context of the many current small lot 
proposals this year that we and the developer are aware of: 
o 1182 37th Place
o 3431 Catalina
° 12841288 37th Street
o 1155115736th Place
And there may be many others for which we have no notifications but are in the pipeline. 
These addresses above include demolition of what was previously affordable housing, not 
luxury rental town homes. And each of the above are within blocks of each other. Such a 
proliferation must surely be considered cumulative. A CE will not be adequate. Findings 
must be fact based and without an initial study and checklist, you do not have the facts.
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Failure of the Historic Assessment

The Assessment of the historic properties at 1176-1182 Vi West 37th Place by 
Kaplan Chen Kaplan was very professional, supplied appropriate data but arrived at the 
wrong conclusion. How on earth with all the information did this happen? Because the 
criteria for significance and the standard the consultant used as its bar was whether this 
property was individually eligible for the National register and ignored the criteria of the 
HPOZ codified "contributor altered." It provided no context statement to judge the Old 
University District. These vernacular homes would contribute to such a district and is an 
intact block face that ought not to be destroyed. It also did not evaluate the property in 
the context of a potential CPIO which the proposed draft South Community Plan has 
created as a planning overlay. The Old University District cries out for CPIO recognition.

The entire Old University District has lacked any comprehensive evaluation as a 
historic resource worthy of consideration as a historic planning overlay, a fact that NANDC 
recognized as part of the South Community Plan process:

"One critical flaw in the current CPIO process is that Planning failed to utilize CRA surveys 
and relied too heavily on SurveyLA. In some instances SurveyLA missed wide swaths of 
neighborhoods. The following areas should be included as CPIOs...

The area between Vermont and Normandie and Jefferson to Exposition (i.e. the Old 
University District) needs to be studied for a potential CPIO." (January 31, 2017 NANDC 
comment letter regarding the draft South Community Plan.)

The limitations of the historic assessment are apparent. While skillfully done, it 
fails to understand the context of a neighborhood where there are many intact blocks 
with character defining features and consistent historic patterns of development which 
reflect a historic neighborhood that has not had the proper surveying. The assessment 
took a narrow view of defining significance in the architectural context of the American 
Foursquare. SurveyLA missed this neighborhood: indeed the only two resources noted 
were the Warner Farmhouse and the Bojangles Residence, both of which were supplied to 
SurveyLA by the West Adams Heritage Association.

Substantia! Evidence Standard

Substantial evidence supports a fair argument that this project would have a 
significant effect on the environment and that the Categorical Exemption fails to mitigate 
the adverse effects. The ZA should not have accepted nor certified the Categorical 
Exemption without an initial study and checklist and adequate mitigations. With the 
impacts and substantial adverse change this Project entails, a Mitigated Negative 
Declaration should be prepared in the context of significant impacts including those of 
cumulative impacts, aesthetics, historic resources, land use and planning, etc.) Such 
action would 'demonstrate to an apprehensive citizenry that the public agency has in fact

11



analyzed and considered the ecological implications of its' actions.' (Laurel Heights, supra 
47 Cal 3d at392.).

South CommunStv PBam

A CE should not be used when the project conflicts with the avowed objectives of 
the South Community Plan as we previously explained.

The Adams Dockweiler Heritage Organizing Committee is asking that the South 
Area Planning Committee find on behalf of our ADHOC appeal, and reject the approval of 
the Small Lot Subdivision at 1182 37th Place because of its' negative impacts to the 
existing historic setting and its' cumulative impacts to the character defining features of 
the historical context. ADHOC asks that you also rescind the Project's CE and find that a 
full Mitigated Negative Declaration undertaken.

Respectfully,

James Childs for
Adams Dockweiler Heritage Organizing Committee 
2326 Scarff Street 
LA, CA 90007
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