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FINDINGS

A. General Plan/Charter Findings

1. General Plan Land Use Designation. The subject property is located within the Reseda 
- West Van Nuys Community Plan, updated and adopted by the City Council on November 
17, 1999. The existing Plan designates the subject property as General Commercial, 
which corresponds to the C1.5, C2, CR, C4, RAS3, RAS4, and P zones. The proposed 
zone change to the RAS4 (Residential Accessory) zone is consistent with the land use 
designation on the plan map and thus is in substantial conformance with the purposes, 
intent and provisions of the General Plan, as reflected in the adopted Community Plan. 
The General Commercial Community Plan Land Use Designation for the Reseda - West 
Van Nuys Community Plan contains a footnote (Footnote No. 7) which limits the height of 
buildings on property designated in the General Commercial category to 3 stories. On 
April 21, 2005, the Department of City Planning published a Director’s Interpretation titled 
“RAS Interpretation to Community Plan Footnotes.” According to the Interpretation, “...the 
RAS Zones can exceed a Community Plan Footnote when that footnote is general in 
nature and generally refers to all parcels under that plan category. Where there is a 
specific footnote that refers to (a) specific parcel(s) that is more restrictive, the RAS Zone 
would not be permitted without a corresponding Plan Amendment.” Therefore, the 
proposed six (6)-story project is not in conflict with this Community Plan Footnote.

2. General Plan Text. The Reseda - West Van Nuys Community Plan text includes the 
following relevant land use goals, objectives, policies and programs:

GOAL 1- A safe, secure, and high quality residential environment for all economic, age, and 
ethnic segments of the community.

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 
to the year 2010.

Policy 1-1.1 Designate specific lands to provide for adequate multi-family 
residential development.

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

Policy 1-1.4 Protect the quality of the residential environment through attention 
to the appearance of communities, including attention to building 
and site design.

Program: The Plan includes an Urban Design Chapter which is 
supplemented by Design Guidelines and Standards for residential 
development.

Objective 1-2: To preserve and enhance the varied and distinct residential 
character and integrity of existing single and multi-family neighborhoods.
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Seek a high degree of architectural compatibility and landscaping 
for new infill development to protect the character and scale of 
existing residential neighborhoods.

Policy 2-2.1

Program: The Plan includes Design Guidelines which establish 
design standards for residential development to implement this 
policy.

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

Policy 1-2.2

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

Objective 1-3: To promote and ensure the provision of adequate housing for all 
persons regardless of income, age, or ethnic background.

Policy 1-3.1 Promote greater individual choice in type, quality, price, and location of 
housing.

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

Policy 1-3.2 Promote housing in mixed use projects in transit corridors, pedestrian 
oriented areas, and transit oriented districts.

Program: The municipal code provides a bonus in floor area and height 
for mixed use projects in the areas identified in this program.

Policy 1-3.3 Ensure that new housing opportunities minimize displacement of the 
residents.

Program: The decision maker should adopt a finding which addresses 
any potential displacement of residents as part of any decision relating to 
the construction of new housing.

GOAL 2- A strong and competitive commercial sector which best serves the needs of the 
community through maximum efficiency and accessibility while preserving the historic commercial 
and cultural character of the community.

Objective 2-1 To conserve and strengthen viable commercial development. To enhance 
the appearance of commercial districts, to promote the economic health, 
revitalization and public convenience by promoting orderly development 
and enhancement of the Commercial Business District (CBD).

Policy 2-1.2 New commercial uses shall be located in existing established 
commercial areas or existing shopping centers.

Program: The Plan Map identifies specific areas where commercial 
development is permitted.
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Policy 2-1.3 Require that projects be designed and developed to achieve a high level 
of quality, distinctive character, and compatibility with existing uses and 
development.

Program: Chapter V - Urban Design, proposes policies for commercial 
development which address this policy; the Plan also insures more 
compatibility by downsizing and/or establishing more restrictive height 
limits.

Program: Reseda Central Business District Specific Plan within the 
Central Business District.

Objective 2-4 To maintain and increase the commercial employment base for community 
residents whenever possible.

Policy 2-4.1 Protect commercial plan designations so that commercial development 
is encouraged.

Program: The Plan and Plan Map maintain the current amounts of 
commercial land use designations to implement this policy.

The proposed project will meet the above objectives and policies by providing additional 
housing at an appropriate density and location to meet the plan area’s population needs and 
infrastructure capacities, and by preserving the assigned community plan land use 
designation. The site is located along a major highway (Reseda Boulevard), within 500 feet 
of the Los Angeles River (LA River), and can support the proposed increased land use 
intensification. The proposed RAS4 zone and mixed use residential/ground floor commercial 
building would be compatible with the existing neighborhood land use and character.

The project has also been conditioned to dedicate and improve the adjacent public right-of- 
way, including streets and alleys, which will serve to enhance the sidewalk and streetscape 
amenities at this gateway location to the Reseda Central Business District (CBD). Other 
utilities and public services for the site, including the availability of sewer and drainage 
facilities in Reseda Boulevard, were found to be adequate or were appropriately mitigated 
by conditions required in the approval for the subject zone change. Significant traffic impacts 
are not expected from the project with appropriate compliance with Department of 
Transportation requirements. The site is also in close proximity to several bus lines 
operating along Reseda Boulevard, Victory Boulevard, and Vanowen Street. The project’s 
height steps back from Reseda Boulevard and each elevation is treated with varied 
materials, architectural articulation, and open space balconies. Therefore, the project is not 
expected to cause any adverse impacts on livability, services and public facilities, or traffic 
levels.

Additionally, the Community Plan also sets standards for Urban Design together with the 
Reseda CBD Community Design Overlay (CDO) District, which include the need for a 
pedestrian entrances, for useable open space to be provided for residents, and for a building 
design of quality and character. As conditioned, the submitted building plans are consistent 
with these design standards. Pedestrian access to commercial tenant spaces will be 
provided from Reseda Boulevard; pedestrian access to residential uses will be provided 
from the improved, 30 feet in width alley. Open space will be provided within second floor 
courtyards and individual unit balconies. In addition, the project proposes a complete 
landscape and irrigation plan that will provide additional trees throughout the property for
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adequate screening of the project. The building elevations are designed with variations in 
height, depth, and building materials in order to achieve an articulated fa?ade.

The proposed project will provide studio, one-bedroom, two-bedroom, and three-bedroom 
unit types, which allows for a choices of housing units. The project will also be providing 18 
Very Low Income units that will help provide housing for a variety of incomes and 
backgrounds. The site is located along Reseda Boulevard, a Boulevard II (formerly a Major 
Highway) and transit corridor, and can support the proposed increased land use 
intensification. The proposed mixed-use residential/ground floor commercial building would 
be compatible with the existing neighborhood land use and character. Additionally, the 
project will not displace any existing residents as the current uses onsite are entirely 
commercial.

The Community Plan also sets standards for Urban Design in Chapter V for Multiple 
Residential projects. The project complies with the Multiple Residential Site Planning design 
policies in that the proposed project provides open space for outdoor activities throughout 
the project. The project is not able to provide a pedestrian entrance on Reseda Boulevard 
to the project’s residential component due to the Reseda CBD Permanent [Q] Condition, 
which requires Commercial uses within the first 100 feet of the building as measured from 
the building line. However, the project proposes pedestrian entrances to the project’s 
residential component from both the north alley and south alley, and, as conditioned here, 
is required to provide additional architectural treatments that will enhance the entrance 
alleys for pedestrian accessibility.

In addition, the project complies with the Multiple Residential Design policies in that the 
proposed project utilizes varied neutral and/or naturally colored materials throughout the 
design that are incorporated throughout all building elevations. Further, as a condition of 
approval, the applicant will be required to screen all ground-level and rooftop equipment and 
trash locations from view. The project also steps the upper floors of the structure back from 
the street level and utilizes varied heights in the ground-floor commercial spaces, resulting 
in a project that is compatible with the Reseda - West Van Nuys Community Plan Multiple 
Residential Design Standards.

The project has also been conditioned to dedicate and improve the adjacent public right-of- 
way, which will serve to enhance the sidewalk and streetscape amenities at this location in 
the Reseda Central Business District (CBD) Streetscape Plan. Other utilities and public 
services for the site, including the availability of sewer and drainage facilities in Reseda 
Boulevard, have been conditioned to ensure they are adequate. Significant traffic impacts 
are not expected from the project, and the site is in close proximity to several bus lines 
operating along Reseda Boulevard, Vanowen Street, and Sherman Way. Therefore, the 
project is not expected to cause any adverse impacts on livability, services and public 
facilities, or traffic levels.

As noted above, the project is located on Reseda Boulevard, a transit corridor, and a part 
of the Reseda CBD and Reseda CBD Community Design Overlay (CDO). The project is 
proposed in an existing commercial area, and as noted above complies with the Urban 
Design guidelines in the Reseda - West Van Nuys Community plan. As detailed below, the 
project also complies with the Reseda CBD CDO, which replaced the Reseda Specific Plan.

The Community Plan also sets standards for Urban Design in Chapter V for Commercial 
projects. The project complies with the Commercial Site Planning design policies in that the 
structure is oriented towards Reseda Boulevard. The project has been designed to be 
articulated to provide variation and visual interest, and the ground floor materials (stucco 
and stone) will help avoid opportunities for graffiti. The project has not been designed to
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have a large sterile expanses of building walls, and creates a stable environment with a 
pleasant and desirable character.

The project complies with the Commercial Height and Building design policies in that the 
project uses vertical articulations for the stairwells and recesses for the balconies. As 
conditioned, the building materials will be complementary and will help break up the building 
mass. Also as conditioned, the mechanical equipment will be screened from view. The 
project also proposes to keep trash areas within the building footprint and screened from 
view. The project complies with the Commercial Parking design policies in that the parking 
structure is integrated with the building, through the basement and ground floor parking that 
is located behind the commercial space which faces the street. The commercial space 
maximizes the frontage on Reseda Boulevard.

Therefore, as conditioned, the recommended development meets the objectives of the 
Community Plan, is permitted in the [Q]RAS4-1VL-CDO-RIO Zone, and is consistent with 
the general plan land use designation.

3. Mobility Element. The Mobility Element of the General Plan (Mobility Plan 2035) is not 
likely to be affected by the recommended action herein. Reseda Boulevard, abutting the 
property to the west, is a Boulevard II dedicated to a variable half-width of 55 feet with an 
80-foot total roadway width including concrete curb, gutter, bicycle lanes, and sidewalk. The 
project will be required to provide a five (5)-foot wide dedication and public street 
improvements along Reseda Boulevard to complete an 18-foot wide sidewalk, including tree 
wells.

Reseda Boulevard is located in a Pedestrian Enhanced District, Bicycle Enhanced Network, 
and Transit Enhanced Network. The project as designed and conditioned meets the 
following goals and objectives of Mobility Plan 2035:

Policy 2.3: Recognize walking as a component of every trip, and ensure high-quality 
pedestrian access in all site planning and public right-of-way modifications to provide a safe 
and comfortable walking environment.

Policy 2.10: Facilitate the provision of adequate on and off-street loading areas.

The project’s design, including ground floor treatment, will encourage daytime and nighttime 
pedestrian activity within the Reseda Central Business District through pedestrian-friendly 
design. Furthermore, the project is required to provide a five-foot sidewalk dedication to run 
with the land in order to achieve the 15-foot wide sidewalk standard required by the Mobility 
Plan 2035. As conditioned the project will also provide additional landscaping, street lighting, 
and other streetscape improvements to the right-of-way.

Policy 3.1:
vehicular modes - including goods movement - as integral components of the City’s 
transportation system.

Recognize all modes of travel, including pedestrian, bicycle, transit, and

Policy 3.3: Promote equitable land use decisions that result in fewer vehicle trips by 
providing greater proximity and access to jobs, destinations, and other neighborhood 
services.

Policy 3.4: Provide all residents, workers and visitors with affordable, efficient, convenient, 
and attractive transit services.
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Policy 3.5: Support "first-mile, last-mile solutions” such as multi-modal transportation
services, organizations, and activities in the areas around transit stations and major bus 
stops (transit stops) to maximize multi-modal connectivity and access for transit riders.

Policy 3.8: Provide bicyclists with convenient, secure and well-maintained bicycle parking 
facilities.

The project is located in close proximity to transit connections operating along Reseda 
Boulevard and Vanowen Street. These transit options will reduce vehicular trips to and from 
the project, vehicle miles traveled, and reduce air pollution; and its grand floor treatment will 
encourage daytime and nighttime pedestrian activity within the Reseda Central Business 
District through pedestrian-friendly design.

In addition, the project will provide Code-required bicycle parking, thereby supporting "first- 
mile, last-mile solutions”, enabling workers, residential occupants, and retail patrons 
improved access to the project.

Policy 5.4: Continue to encourage the adoption of low and zero emission fuel sources, new 
mobility technologies, and supporting infrastructure.

As conditioned, the project will provide electric vehicle-ready parking spaces and spaces 
equipped with electric vehicle chargers. The availability of elective vehicle charging station 
and electric vehicle charging-ready parking spaces will encourage continued adoption of 
low and zero emission fuel sources and reduce air pollution.

Lastly, the Department of Transportation submitted a Traffic Impact Assessment of the 
proposed project dated August 2, 2017 that determined the impact of the trips generated 
from the project will be less than significant with mitigation incorporated.

Therefore, the Zone Change to the (T)(Q)RAS4-1VL-CDO-RIO Zone is consistent with 
Mobility Plan 2035 goals, objectives, and policies of the General Plan.

4. Air Quality Element. The Air Quality Element of the General Plan will be implemented by 
the recommended action herein. The Air Quality Element sets forth the goals, objectives 
and policies which will guide the City in the implementation of its air quality improvement 
programs and strategies. The Air Quality Element recognizes that air quality strategies must 
be integrated into land use decisions and represent the City’s effort to achieve consistency 
with regional Air Quality, Growth Management, Mobility and Congestion Management 
Plans. The Air Quality Element includes the following Goal and Objective relevant to the 
instant request:

Goal 5: Energy efficiency through land use and transportation planning, the use of 
renewable resources and less polluting fuels, and the implementation of conservation 
measures including passive methods such as site orientation and tree planting.

Objective 5.1: It is the objective of the City of Los Angeles to increase energy efficiency of 
City facilities and private developments.

As conditioned, the project will provide a minimum of 12,000 square feet of photovoltaics on 
the rooftop for solar energy.
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B. Entitlement Findings

A. Zone Change, L.A.M.C. Sec. 12.32-F:

The recommended zone change is in conformance with the public necessity, convenience, 
general welfare or good zoning practice in that:

The subject property is located within the Reseda-West Van Nuys Community Plan area, 
adopted by the City Council on November 17, 1999 (Council File 96-1597). The 
Community Plan designates the subject property for General Commercial land uses, 
corresponding to the C1.5, C2, CR, C4, RAS3, RAS4, and P Zones.

The applicant, 6648 Reseda, LLC, is requesting to change the Zone of the subject property 
from [Q]C2-1VL-CDO-RIO and [Q]P-1VL-CDO-RIO to RAS4-1VL-CDO-RIO, in order to 
permit the development of a mixed-use project consisting of 205 apartment units and 
approximately 5,932 square feet of commercial floor area. The proposed zone and 
requested density is consistent with the project site’s land use designation.

The subject site is a relatively flat and a relatively rectangular parcel of land, which totals 
59,724 net square feet (1.37 acres). The lot has a frontage of approximately 190 feet along 
the west side of Reseda Boulevard with a lot depth of approximately 345 feet on the 
southern side of the property line and approximately 340 feet on the northern side of the 
property line. The site is bisected by an alley from north to south that follows the site’s 
existing zone boundary. The southerly property line also abuts an alley.

The commercially zoned portion of the project site is developed with existing one (1)- and 
two (2)-story commercial office and retail structures originally built in the period from 1954
1957, which are proposed for demolition. The existing commercial structures are not 
designated historic resources according to Historic Places LA and SurveyLA, the City's 
new online information and management systems created to inventory Los Angeles' 
significant historic resources. The parking-zoned portion of the project site is improved 
with an asphalt-paved surface parking lot.

The applicant proposes to replace the project site’s existing improvements with a six (6)- 
story, mixed-use project comprising 205 apartment units and approximately 5,932 square 
feet of commercial floor area, with a maximum height of approximately 61 feet. The total 
of 205 apartment units consists of 50 studio units, 107 one-bedroom units, 34 two- 
bedroom units, and 14 three-bedroom units. Eighteen units will be set aside for Very Low 
Income Households. As conditioned and proposed, the project will provide 307 parking 
spaces and 212 bicycle parking spaces within one at-grade and one below-grade garage 
in conformance with the Los Angeles Municipal Code.

The proposed plans call for the merger and re-subdivision of the project site, including the 
vacation of the public alley that bisects the project site from north to south. The portion of 
the alley along the project site’s southerly property line will be maintained as vehicular 
access to the proposed project’s parking areas and will be improved. As a part of the re
subdivision, the project proposes dedication of a 30-foot in width alley along the project 
site’s northerly property line, which will be maintained for vehicular and pedestrian access 
to automobile parking, bicycle parking, and the residential apartment lobby and leasing 
office. Related subdivision case No. VTT-74423, for these items, was approved on 
October 5, 2017.
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Public Necessity.
On April 8, 2015, Mayor Eric Garcetti released the City’s first-ever Sustainable City pLAn. 
The pLAn is both a roadmap to achieve back to basics short-term results while setting the 
path to strengthen and transform our City in the decades to come. In it, the Mayor set forth 
a goal of creating 100,000 new housing units by 2021. The subject property is currently 
designated and zoned for commercial uses. The project site is located in close proximity 
to several existing and proposed residential and mixed-use developments providing a 
range of housing types, including market rate, affordable, live/work, apartment units. The 
proposed project would contribute to the evolution of the surrounding area into a 
residential, commercial, and mixed-use area. Granting the Zone Change will increase the 
number of residential units that can be developed on the site with housing that is 
compatible with the existing surrounding residential development while providing 
neighborhood-serving ground floor commercial uses. The project would provide 205 new 
housing units for a mix of incomes, including 18 units set aside for Very Low Income 
households and provide amenities that would improve the quality of life for existing and 
future residents. As such, the project supports the Mayor’s goal of producing 100,000 new 
housing units by 2021.

Further, the proposed project replaces outdated commercial/office buildings and large 
surface parking lots with a state-of-the-art mixed-use design. Additionally, the proposed 
project’s merging and reconfiguration of the public alley currently traversing the project 
site alleviates the nuisance and security issues caused by the alley’s location adjoining a 
large surface parking lot, and bisecting a property that has been inactive for the past period 
of time.

The proposed project follows good planning principles by providing a needed transitional 
buffer between the multi-family residential uses (R3 zoned) to the east of the project site 
and the more intensive uses along Reseda Boulevard. The project further follows good 
planning principles by stepping the building mass from Reseda Boulevard to avoid a 
"canyon-like” effect on the corridor. The project site’s strategic location, and the proposed 
building’s design, creates a reinforced entry gateway to the southerly boundary of the 
Reseda CDO area.

In conjunction with its central location, the project site, as detailed below, is well-served 
by public transit. Locating denser residential development with ground-floor commercial 
services within a major commercial and public transit corridor should serve to encourage 
pedestrian activity. The project’s proximity to other commercial services, including retail 
and office, provides opportunities for residents to consider walking, bicycling, or utilizing 
transit to complete day-to-day tasks or activities, thereby reducing vehicle trips. Similarly, 
locating denser residential development close to business/commercial uses provides 
opportunities to live and work in proximity, allowing further potential to reduce vehicle trips.

Convenience.
The proposed project is beneficial in terms of convenience in that it provides residential 
and commercial uses in a vertically integrated, mixed-use format, with commercial uses 
oriented along the proposed project’s ground-floor Reseda Boulevard frontage. Although 
the types of commercial tenants will be dependent on market conditions, it is anticipated 
that the proposed project’s commercial tenants will be of a neighborhood-serving, 
retail/retail-service orientation that will cater to the proposed project’s residents as well as 
residents in the surrounding neighborhood.

The entire ground floor fronting Reseda Boulevard is occupied with commercial tenant 
space. The commercial tenant spaces vary in size and width with a total of five separated 
commercial spaces with entrances opening to Reseda Boulevard. The proposed project
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is located at the gateway to the Reseda CBD and provides commercial spaces within close 
proximity of other existing residential uses of varying density and scale.

The proposed project’s location is proximate to various public transit routes, including the 
following:

Metro Local Line 164: West Hills to Burbank via Victory Boulevard.
Metro Local Line 165: West Hills to Burbank via Vanowen Street.
Metro Local Line 240: Northridge to Universal City via Reseda and Ventura 
Boulevards. (This line connects with the Metro Orange Line Busway’s Reseda/Oxnard 
station).
Metro Rapid Line 744: Tarzana to Northridge via Reseda Boulevard. (This line stops 
at the Metro Orange Line Busway’s Reseda/Oxnard station.)

General Welfare.
The proposed project is beneficial in terms of general welfare for many of the reasons 
detailed herein above, both complementing and enhancing the community with its design 
and amenities. The proposed project offers market-rate, residential units in a mixed-use 
building, providing a new, high-quality, for-rent dwelling option that is currently unavailable 
in the local community. In addition to expanding available housing opportunities, the 
proposed project expands commercial opportunity with ground-floor, commercial uses 
along the project site’s Reseda Boulevard frontage.

The proposed project replaces outdated commercial/office buildings and large surface 
parking lots with a state-of-the-art mixed-use design. Additionally, the proposed project’s 
merging and reconfiguration of the public alley currently traversing the project site 
alleviates the nuisance and security issues caused by the alley’s location adjoining a large 
surface parking lot, and bisecting a property that has been inactive for the past period of 
time.

The proposed project provides a total of 24,188 square feet of open space within both 
common and private open space areas, including courtyards, amenity spaces, pool deck, 
community garden, and private apartment balconies. Approximately 10,250 square feet of 
the total open space is private open space within private patios and balconies. The project 
also provides a total of 212 bicycle parking spaces in short-term and long-term 
arrangements, located both in private secured bicycle rooms and along the Reseda 
Boulevard right-of-way adjacent to commercial tenant spaces. The proposed project is 
also within 500 feet of the Los Angeles River and is within 750 feet of Reseda Park.

Good Zoning Practices.
The proposed project is beneficial in terms of good zoning practice in that, as detailed 
below, the project is consistent with the Purpose Statement of the RAS4 Zone, as 
contained in LAMC Section 12.11.5:

"The purpose of this zone is to provide a mechanism to increase housing opportunities, 
enhance neighborhoods, and revitalize older commercial corridors. The RAS4 Zone is 
intended to provide a tool to accommodate projected population growth in mixed use and 
residential projects that is compatible with existing residential neighborhoods.”

The project site has a land use designation of General Commercial and is zoned [Q]C2- 
1VL-CDO-RIO. While the existing zone is considered to be consistent with the land use 
designation, the site is significantly underutilized and underdeveloped with approximately 
half of the site occupied by surface parking lots and approximately half of the site occupied
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by one (1)- and two (2)-story commercial structures, with no residential units. Approval of 
the requested zone change would be consistent with the surrounding neighborhood, which 
continues to evolve with a greater mixture of commercial and residential uses. 
Furthermore, several projects within the Reseda CBD have obtained similar zone changes 
for proposed mixed-use developments. The requested zone change would be consistent 
with nearby commercially-designated land and zones and facilitate the ongoing 
transformation of the area into a residential and mixed-use district.

The project site is subject to the Reseda Central Business District Community Design 
Overlay Permanent [Q] Conditions, which limit scale and intensity of development. The 
Permanent [Q] Conditions limit structures on the project site to a maximum height of 45 
feet for projects in the C2-1VL Zone. The applicant has requested a Zone Change to the 
RAS4-1VL Zone. According to the Permanent [Q] Conditions, structures in the RAS4 Zone 
are limited to 50 feet in height. The applicant also requests a Density Bonus incentive to 
increase the maximum height by 11 feet to a maximum height of 61 feet. The applicant is 
therefore in conformance with the Reseda Central Business District Community Design 
Overlay Permanent [Q] Condition with regards to height.

“T” and “Q” Classification Findings.
Per LAMC Section 12.32 G.1, the current action, as recommended, has been made 
contingent upon compliance with new “T” and “Q” conditions of approval imposed herein 
for the proposed project. The “T” Conditions are necessary to ensure the identified 
dedications, improvements, and actions are undertaken to meet the public’s needs, 
convenience, and general welfare served by the actions required. These actions and 
improvements will provide the necessary infrastructure to serve the proposed community 
at this site. As a condition of this grant, the applicant shall improve the adjacent Reseda 
Boulevard streetscape with street benches, waste receptacles, and street trees. These 
improvements will ensure the community maintains a sense of safety and security, the 
environment is maintained as clean and attractive, and the Reseda neighborhood’s 
identity is enhanced as a cohesive community. The “Q” conditions that limits the scale and 
scope of future development on the site are also necessary to protect the best interests of 
and to assure a development more compatible with surrounding properties and the overall 
pattern of development in the community, to secure an appropriate development in 
harmony with the General Plan, and to prevent or mitigate the potential adverse 
environmental effects of the subject recommended action.

B. Affordable Housing Incentives (On-Menu Density Bonus) Findings

Pursuant to Section 12.22 A.25(g) of the LAMC and Government Code 65915(d), the Commission 
shall approve a density bonus and requested incentive(s) unless the Commission finds that:

The incentives does not result in identifiable and actual cost reductions to provide 
for affordable housing costs as defined in California Health and Safety Code Section 
50052.5 or Section 50053 for rents for the affordable units.

i.

The record does not contain substantial evidence that would allow the Commission to make 
a finding that the requested incentives do not result in identifiable and actual cost reductions 
to provide for affordable housing costs per State Law. The California Health & Safety Code 
Sections 50052.5 and 50053 define formulas for calculating affordable housing costs for 
very low, low, and moderate income households. Section 50052.5 addresses owner- 
occupied housing and Section 50053 addresses rental households. Affordable housing 
costs are a calculation of residential rent or ownership pricing not to exceed 25 percent 
gross income based on area median income thresholds dependent on affordability levels.
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The list of on-menu incentives in 12.22 A.25 were pre-evaluated at the time the Density 
Bonus Ordinance was adopted to include types of relief that minimize restrictions on the 
size of the project. As such, the Commission will always arrive at the conclusion that the 
density bonus on-menu incentives and do result in identifiable and actual cost reductions, 
and are required to provide for, affordable housing costs because the incentives by their 
nature increase the scale of the project.

The requested waiver of development standards, which are requests for an increase height 
and FAR are not expressed in the Menu of Incentives Per LAMC Section 12.22 A.25(f) and, 
as such, are subject to LAMC Section 12.22 A.25(g)(3).

The requested incentives and waivers, an increase in height from 50 to 61 feet and an 
increase in FAR from 3:1 to 3.1:1, would result in building design or construction efficiencies 
that provide for affordable housing costs. The requested incentives and waivers allow the 
developer to expand the building envelope so the additional affordable units can be 
constructed and the overall space dedicated to residential uses is increased. The incentives 
and waivers support the applicant’s decision to set aside 18 dwelling units for Very Low 
Income households for 55 years.

Requested On-Menu Incentives
Floor Area Ratio Increase. The proposed project requests an increase in the Floor Area 
Ratio (FAR) from the maximum permitted 3:1 to 3.1:1 in the [Q]RAS4-1VL-CDO-RIO Zone. 
The on-menu FAR incentive only permits an increase of the FAR not to exceed 3:1 for 
project sites which are located along a Major Highway and are located within 1,500 feet of 
a Transit Stop/Major Employment Center1. The project site is located along the eastern side 
of Reseda Boulevard, which is a designated Boulevard II (Major Highway) and is located 
within 750 feet of the Metro Rapid Bus Stop Line 744, which is considered a Transit Stop. 
The additional proposed 3.1:1 FAR is necessary to permit a maximum of 181,893 square 
feet of floor area for the entire project site. The additional FAR would allow for the 
development of the additional dwelling units, ensure that all the dwelling units are of a 
habitable size, and provide a variety of unit types.

Height Increase. The project is a six (6)-story, mixed-use, multi-family residential building 
with 205 dwelling units, including 18 Very Low Income affordable units, with 5,932 square 
feet of ground floor commercial space. Without any density bonus incentive, the Project 
would otherwise be limited to a maximum height of 50 feet, pursuant to the permanent [Q] 
Condition. The on-menu incentive only allows for an 11-foot increase in height or one 
additional story, whichever is lower. However, the requested incentive would allow for an 
increase in the height limitation to a total of 61 feet and six (6) stories to accommodate a 
balance of commercial space, affordable housing, and market rate units. The additional 
height requested is necessary to construct the number of units proposed and to allow for 
5,932 square feet of ground floor commercial space, consistent with the commercial zone, 
land use designation, and character of the surrounding area along Reseda Boulevard. In 
addition, the height increase will allow the Project to be configured in a manner more efficient 
than otherwise possible in order to make the Project financially feasible for a rental 
apartment development that includes Very Low Income units.

The Incentive will have a specific adverse impact upon public health and safety or the 
physical environment, or on any real property that is listed in the California Register

ii.

1 Per Sec 12.22 A.25(b) of LAMC, the definition of Transit Stop/Major Employment Center includes: (1) a 
station stop for a fixed transit guideway or fixed rail system, (2) a Metro Rapid Bus stop or route, (3) the 
boundaries of three major economic activity areas, and (4) the boundaries of a college or university 
campus with an enrollment exceeding 10,000 students.
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of Historical Resources and for which there are no feasible method to satisfactorily 
mitigate or avoid the Specific Adverse Impact without rendering the development 
unaffordable to Very Low, Low, and Moderate Income households. Inconsistency with 
the zoning ordinance or the general plan land use designation shall not constitute a 
specific, adverse impact upon the public health or safety.

There is no substantial evidence that the proposed incentive will have a specific adverse 
impact. A “specific adverse impact” is defined as, “a significant, quantifiable, direct and 
unavoidable impact, based on objective, identified written public health or safety standards, 
policies, or conditions as they existed on the date the application was deemed complete” 
(LAMC Section 12.22-A.25(b)). The finding that there is no evidence in the record that the 
proposed incentive(s) will have a specific adverse impact is further supported by the 
recommended CEQA finding. The findings to deny an incentive under Density Bonus Law 
are not equivalent to the findings for determining the existence of a significant unavoidable 
impact under CEQA. However, under a number of CEQA impact thresholds, the City is 
required to analyze whether any environmental changes caused by the project have the 
possibility to result in health and safety impacts. For example, CeQa Guidelines Section 
15065(a)(4), provides that the City is required to find a project will have a significant impact 
on the environment and require an EIR if the environmental effects of a project will cause a 
substantial adverse effect on human beings. The proposed project and potential impacts 
were analyzed in accordance with the City’s Environmental Quality Act (CEQA) Guidelines.

Analysis of the proposed Project included preparation of a Mitigated Negative Declaration 
(MND), ENV-2016-3546-MND, and it was determined that the project site is not listed on 
the California Register of Historical Resources, but that the proposed Project may have an 
impact on the following environmental factors: Aesthetics, Biological Resources, Geology 
and Soils, Hazards/Hazardous Materials, Public Services, Transportation/Traffic, and Tribal 
Cultural Resources.

Mitigation measures will reduce impacts to less than significant, and are imposed as 
Conditions of Approval herein (Conditions 27-38). The Mitigation Monitoring Program 
(MMP) is a document that is separate from the MND and is prepared and adopted as part 
of the project’s approval. Section 21081.6 of the Public Resources Code requires a Lead 
Agency to adopt a “reporting or monitoring program for the changes made to the project or 
conditions of project approval, adopted in order to mitigate or avoid significant effects on the 
environment.” In addition to the mitigation measures required of the project and any 
proposed project design features, the applicant shall adhere to any applicable Regulatory 
Compliance Measures (RCM) required by existing law.

Therefore, there is no substantial evidence that the proposed Project will have a specific 
adverse impact on the physical environment, on public health and safety, or on property 
listed in the California Register of Historic Resources.

C. Site Plan Review, L.A.M.C. Sec. 16.05:

The project is in substantial conformance with the purposes, intent and provisions of 
the General Plan, applicable community plan, and any applicable specific plan.

i.

As discussed above, the proposed project meets the intent and provisions of the General 
Plan and the applicable Reseda - West Van Nuys Community Plan.

The Housing Element for 2013-2021 was adopted by City Council on December 3, 2013, 
and is an element of the City’s General Plan. The project is consistent with the following 
goals, objectives, and policies:
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GOAL 1: A City where housing production and preservation result in an adequate supply of 
ownership and rental housing that is safe, healthy and affordable to people of all income 
levels, races, ages, and suitable for their various needs.

Objective 1.1 Produce an adequate supply of rental and ownership housing in order to 
meet current and projected needs.

Policy 1.1.2 Expand affordable rental housing for all income groups that need 
assistance.

Policy 1.1.3 Facilitate new construction and preservation of a range of different 
housing types that address the particular needs of the city’s households.

Policy 1.1.4 Expand opportunities for residential development, particularly in 
designated Centers, Transit Oriented Districts and along Mixed-Use 
Boulevards.

As noted above, the proposed project will provide studio, one-bedroom, two-bedroom, and 
three-bedroom unit types, which allows for a choice of housing units. The project will also 
be providing 18 Very Low Income units that will help provide housing for a variety of 
incomes and backgrounds. Additionally, the project is located in the Reseda Central 
Business District, and is on Reseda Boulevard, which is a transit corridor. As such, the 
project is consistent with the above goals, objectives, and policies of the Housing Element.

Objective 1.2: Preserve quality rental and ownership housing for households of all 
income levels and special needs.

Policy 1.2.2 Encourage and incentivize the preservation of affordable housing, 
including non-subsidized affordable units, to ensure that demolitions and 
conversions do not result in the net loss of the City’s stock of decent, 
safe, healthy or affordable housing.

Strengthen the capacity of the development community to preserve and 
manage affordable housing.

Policy 1.2.7

As noted above, the project provides a variety of rental options, and provides new 
affordable units, and does not remove any existing housing units. The 18 Very Low Income 
units will be preserved through a covenant for 55 years. As such, the project is consistent 
with the above goals, objectives, and policies of the Housing Element.

Therefore, as conditioned, and as noted above, the recommended development meets 
the objectives of the Community Plan, is permitted in the [Q]RAS4-1VL-CDO-RIO Zone, 
and is consistent with the general plan land use designation.

The project consists of an arrangement of buildings and structures (including height, 
bulk and setbacks), off-street parking facilities, loading areas, lighting, landscaping, 
trash collection, and other such pertinent improvements that is or will be compatible 
with existing and future development on adjacent properties and neighboring 
properties.

ii.

The proposed project is a six (6)-story mixed-use building with 205 residential units and 
5,932 square feet of ground floor commercial uses and is designed to be compatible with 
the existing and future development of neighboring properties. Existing development in
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the area includes one (1)- and two (2)-story commercial structures and surface parking 
lots. All of these existing developments are within one block of the project site. The 
proposed project is designed in a modern style that would highlight architectural features 
that include articulations and balconies that break the plane of the front wall. The ground- 
floor commercial spaces extend up to the property line, while the residential floors above 
step back from the street, allowing space for common open space above the commercial 
tenant spaces. Portions of the building are also articulated on other building elevations.

Height
The proposed project is the tallest structure on the block. All of the immediately 
surrounding properties to north, south, east, and west are no taller than a two (2)-story 
building. However, all of the surrounding properties have surface parking, and are not 
developed to the full utilization of the land. Further, projects with similar maximum heights 
have been approved in the vicinity, most notably The Watermark, located to the southwest. 
As the permanent [Q] conditions allow for a height of 50 feet in the RAS4 zone, and the 
Community Plan envisioned more intensive development in this area, the project’s height 
is compatible with the potential future development on the adjacent properties throughout 
the surrounding neighborhood.

Bulk/Massing
The proposed project would also be one of the widest structures on the block. The project 
has a frontage of approximately 311 feet on Reseda Boulevard. Other properties on the 
same block have much less frontage- the next largest spans across 200 feet. However, 
the project has broken up the original massing by separating the upper, residential stories 
into two (2) distinct masses by creating a passageway that separates the masses. These 
two masses are aligned with the smaller parcel assemblies on the block.

Building Materials
The proposed materials of stucco and stone are similar to other properties throughout the 
Reseda CBD. The proposed ground floor facade has a sophisticated, refined design that 
includes ample transparency for the ground-floor commercial spaces. The project utilizes 
naturally-colored, natural materials, including multiple types of wood siding, white stucco, 
and grey stone siding. This complimentary color pallet of varied materials creates visual 
interest and ties the commercial ground-floor spaces to the residential upper levels.

Entrances
The project provides clear entrances to the street-level commercial spaces along Reseda 
Boulevard. This is consistent with those of the surrounding neighborhood, which also open 
to the street. The Reseda CBD CDO Permanent [Q] Conditions, Ordinance No. 176,558, 
prohibits residential uses on the ground floor level to a depth of 100 feet, as measured 
from the building frontage. As such, the project does not provide an entrance to the 
residential uses from Reseda Boulevard.

As proposed, the project provides a primary street-level entrance to the residential lobby 
and leasing office from the northerly 30-foot alley. The project also provides a secondary 
street-level entrance to the residential elevators from the southerly 20-foot alley. Further, 
the project is conditioned to utilize stamped materials for the alley surface, pedestrian 
scale lighting, and increased setbacks along the northerly property line. These conditions 
will ensure that the proposed project’s residential entrances are prominent and visible from 
Reseda Boulevard, resulting in increased accessibility and visibility for residential users.

Setbacks
The project observes a 10-foot front yard setback. The proposed project is required to 
observe a minimum five (5)-foot front yard setback and proposes to expand the sidewalk
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in this area, as well as provide landscaping and streetscape amenities within this required 
dedication. The front-yard setback meets the LAMC requirements and is consistent with 
nearby properties, which are constructed with setbacks that range from zero (0) to 15 feet. 
The project also brings the existing property to a more urban setting by replacing the 
existing surface parking lots with residential units. The project observes five (5)-foot side 
and rear yard setbacks on the ground level, similar to other properties to the north and 
south and in conformance with LAMC requirements.

Parking
Unlike nearby properties, the project locates all parking within the building footprint in at 
grade areas (covered by residential units above and screened on all sides by building 
walls) and subterranean areas. This is compatible with future development as the nearby 
properties have surface parking on the under-developed lots.

Lighting
Lighting is illustrated on the project elevations. The project has been conditioned to install 
additional pedestrian-scale and security lighting that would be shielded and down-casted 
within the site in a manner that prevents the illumination of adjacent public rights-of-way, 
adjacent properties, and the night sky.

Landscaping
The project proposes landscaping as a part of the project. There existing landscaping is 
minimal; properties in the vicinity also feature minimal landscaping. As such, this project 
will be introducing more landscaping than what currently exists.

Trash Collection
Trash and recycling is located on the interior of the building, on the ground floor. This 
location will reduce the impact of unpleasant odors to any neighboring properties and will 
also screen trash collection spaces from Reseda Boulevard.

The residential project provides recreational and service amenities to improve 
habitability for its residents and minimize impacts on neighboring properties.

iii.

The project provides several recreational amenities for the residents of the project. The 
building centers on an open, landscaped courtyard. The project provides indoor amenity 
space on the second floor and exterior open spaces on the second and third floors, 
including pool, pool terrace, and community garden. The common open space is 
supplemented by private balconies connected to most apartment units. As conditioned, 
the project also provides electric vehicle-ready parking spaces and spaces with installed 
electric vehicle charging stations. The availability of electric vehicle charging stations and 
electric vehicle charging-ready parking spaces will encourage the continued adoption of 
low and zero emission fuel sources and provide a service amenity for residential 
occupants. Further, the project provides long-term and short-term bicycle parking to the 
north and south of the project. As such, the project provides recreational and service 
amenities to improve habitability for the residents and to minimize impacts on neighboring 
properties.

D. Community Design Review Plan Approval Findings, L.A.M.C. Sec. 13.08 E.3:

The project substantially complies with the adopted CDO Design Guidelines and 
Standards, as follows:

i.

The project site is located within the Reseda Central Business District ("CBD”) Community 
Design Overlay District ("CDO”). The CDO establishes Design Guidelines and Standards
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for projects located on commercial properties. As detailed below, the proposed project’s 
design is consistent with relevant aspects of the CDO’s Design Guidelines and Standards 
("Guidelines”).

The project complies with the provisions of Guidelines 1-4: Parking of the Design 
Guidelines, in that the project’s parking is integrated into the building footprint, and as such 
is also screened from view, as conditioned will be illuminated for safety purposes, and will 
be visible for autos to enter from Reseda Boulevard by appropriate wayfinding signs.

The project complies with the provisions of Guideline 5: Pedestrian Walkways of the 
Design Guidelines, in that direct pedestrian access will be provided to the building from 
Reseda Boulevard and the sidewalk will be more than 15 feet in width.

The project complies with Guideline 7: Equipment Screening of the Design Guidelines as 
mechanical equipment (ground level and roof level) has been conditioned to be screened 
from public view. As designed, the trash will be located in the garage, and not visible from 
the street. The loading dock is proposed to be accessed from the alley, and will be out of 
view from Reseda Boulevard.

As conditioned, the landscape plan will comply with the provisions of Guideline 8: 
Landscaping of the Design Guidelines as well as the River Improvement Overlay (RIO) by 
providing a detailed landscape and irrigation plan as conditioned, that will show the 
locations and type of plans, which will comply with the lists of plants from the RIO.

As conditioned, the project will comply with Guidelines 10 & 11: Building Materials, 
Guidelines 12 & 13: Building Colors, Guidelines 14: Lighting of the Design Guidelines, as 
the articulations will be emphasized through color and material, and the materials will not 
be metal, unfinished or unsurfaced concrete block walls, plywood, plastic laminate, pecky 
cedar, corrugated fiberglass, or heavily textured stucco. As conditioned the colors will 
comply with the quantity (no more than four [4]), and non-day-glow hues, and the exterior 
building elements will be painted to match. As shown in Exhibits B4 and B7, the overall 
building materials and color scheme will consist of primarily of brown, tan, grey, and white, 
with accenting stone material on the ground floor, with white-framed windows, and glass/ 
metal railings. Additionally, the project has been conditioned to comply with lighting to 
illuminate pedestrian walkways, parking areas, and to integrate lighting fixtures with the 
proposed design.

As conditioned, the Project complies with the provisions of Guidelines 16 - 18: Fagade 
Treatment, Guideline 19: Windows, Guideline 20: Roof Forms, Guidelines 23 & 24: 
Awnings and Canopies of the Design Guidelines, in that the plans for the building employ 
the use of visual breaks with store bays no more than 25 feet apart, and stairwell and 
balcony reliefs against the flat portions of the exterior building walls, as well as header 
beams over the ground floor door entrances. The ground-floor spaces will be pedestrian- 
scaled, and, as conditioned, provide adequate visibility into the commercial space through 
a series of windows and a clear entry door. The upper residential floors maintain a similar 
aesthetic but are appropriately distinguished by color and material. In addition, adequate 
transparency through the use of windows is provided for the upper floor areas visible from 
the street.

As conditioned, the project complies with the provisions of Guideline 21: Security Devices 
in that conditions have been included to ensure that any future security features, such as 
grilles or gates, are installed respectfully to maintain an active and visible ground-floor 
frontage.
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The proposed project has been conditioned to comply with the permanent [Q] conditions 
of Ordinance No 176,558, which aligns with the standards identified in Guidelines 31 - 35: 
Signage of the Design Guidelines. The Guidelines call for the uniform, orderly, and 
attractive identification of businesses within the Plan area. Future signage has been 
conditioned to a maximum of 623 square-feet of wall sign area for all combined wall 
signage, equal to two times the 311-foot and 10-inch lineal frontage of the building along 
Reseda Boulevard. To ensure a consistent signage theme for the building, any additional 
wall signs will be limited to the channel-letter sign type, and any signs to be installed along 
the rear of the building will be non-illuminated. The use of channel-letter signs, and 
appropriate sign lighting, will create orderly and attractive signage to complement the 
existing building design. The signage condition otherwise reinforces all other applicable 
standards of the Q Conditions, such as sign type, and prohibited signs.

As conditioned, the proposed project substantially complies with the guidelines and 
standards in the Reseda Central Business District CDO.

The structures, site plan, and landscaping are harmonious in scale and design with 
existing development and any cultural, scenic, or environmental resources adjacent 
to the site and in the vicinity.

ii.

The project site is located on the east side of Reseda Boulevard not near any cultural, 
scenic, or environmental resource.

As described above and as depicted in the plans and elevations submitted with the 
application, the structures, site plan and landscaping are harmonious in scale and design 
with existing development and any cultural, scenic, or environmental resources adjacent 
to the site and in the vicinity.

D. CEQA Findings

The Deputy Advisory Agency found, based on the independent judgment of the decision
maker, after consideration of the whole of the administrative record, the project was 
assessed in Mitigated Negative Declaration, No. ENV-2016-3546-MND, adopted on 
October 5, 2017; and pursuant to CEQA Guidelines, Sections 15162 and 15164, no 
subsequent EIR, negative declaration, or addendum is required for approval of the project.


