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

1. APPELLANT BODY/CASE INFORMATION

Appellant Body:

□ Area Planning Commission 0 City Council□ City Planning Commission □ Director of Planning

6^\J- - 37*7*1 - CE -Regarding Case Number: AA-2016-3793-PMLA-SL

Project Address: 1347 North Lucile Avenue_______

Final Date to Appeal: __________________________

□ Appeal by Applicant/Owner

0 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): Lucile Avenue Neighbors Association /

Company: ______

Mailing Address: _

City: Los Angeles 

Telephone: (213) 713-8965

tri «\c

l vj c r

State: CA Zip: 90026

E-mail: info@lucileave.org

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

0 Self 0 Other: Lucile Avenue Neighbors Association & attached individuals

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

3. REPRESENTATIVE/AGENT INFORMATION

Representative/Agent name (if applicable): 

Company: ___________________________

Mailing Address:

City: State: Zip:

Telephone: E-mail:

CP-7769 appeal (revised 5/25/2016) Page 1 of 2

mailto:info@lucileave.org


JUSTIFICATION/REASON FOR APPEAL• 4.

El Part□ Entireis the entire decision, or only parts of it being appealed?

□ Yes El NoAre specific conditions of approval being appealed?

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

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

• The reason for the appeal

• Specifically the points at issue

• How you are aggrieved by the decision

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

5. APPLICANT’S AFFIDAVIT

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

u±±IlAppellant Signature: Date:

6. FILING REQUIREMENTS/ADDITIONAL INFORMATION

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

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

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

o Original applicants must provide a copy of the original application receipt(s) (required to calculate 
their 85% appeal filing fee).

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

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

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

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

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

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

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

Hi-s/a
Deemed Complete by (Project Planner): Date:Receipt No:

□ Original receipt and BTC receipt (if original applicant)□ Determination authority notified
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Space Below For Notary’s Use

Civil Code '1189California All-Purpose Acknowledgement

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document, to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document.

State of California

l ~ 24-

County of

-JMSTAKYOn before me,
(Insert Name of Notary Public and Title)

£ATH£K?Al£ 5personally appeared
proved to me on the basis of satisfactory evidence to be the person(gf whose name(»J is/are-subscribed to the within 
instrument and acknowledged to me that he/she/they executed the same in tus/her/foeir authorized capacity(tes), and that 
by bis/her/their signature(a) on the instrument the person(8), or the entity upon behalf on which the person^ acted,

who

executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and 
correct.

WITNESS my hand and official seal.

* Signature
(Seal)

WWCJOHCWi l 
i COMM. #2208944 a 
| Notary Public • California 1 

Los Angeles County - 
Hi Comm. Expires Sep. 1^2021 [

CP-7771 1 [revised 06/23/2017] Page 6 of 8



ENV 2016-3794-c&-v^
Attachment — Appeal Application

Case No. AA-2016-3793-PMLA-SL
Project: 1347 North Lucile Avenue — Small Lot Development proposal

Decision date: Jan. 4, 2018

Appellants: Appellants are "Lucile Avenue Neighbors Association," a group of more than a 

dozen neighbors who live on Lucile Avenue in the vicinity of the proposed small lot 

development at 1347 North Lucile Avenue (the "Project"), some of whom also own rental units 

along the street. Our group includes neighbors Elena Dorfman, Annette Takashima, Peter 

Bibring, Michelle Chihara, Michelle Carr, Paul O'Bryan, Ken Christianson, Dominique Generaux, 

Michelle Meyers, Robin Strober, Catherine Gudis, Michael Alexander, Katherine Pease, Tim 

Fleming, and Craig Gilmore. Most of Appellants live within 500 feet of the Project, and 

Appellants include owners and renters who are immediately adjacent to the Project and 

directly across the street. Appellants submitted written objections to the proposal and 

provided oral comment at the hearing on July 12, 2017. Appellants appealed the October 12, 

2017 Letter of Determination (the "Decision") by the Deputy Advisory Agency of the City of Los 

Angeles (the "Agency") approving the parcel map for the Project in case number AA-2016-3793- 

PMLA-SL to the City of Los Angeles East Area Planning Commission, which affirmed the agency's 

determination on January 4, 200. (For purposes of this Appeal, the proposed project that is the 

subject of the Agency Decision will hereinafter be referred to as the "Project" as submitted by 

the "Applicants.")

Appellants hereby appeal that portion of the agency's decision determining the project 

to be exempt from CEQA to the Los Angeles City Council.

While Appellants embrace the idea of development of the property beyond the current 

bungalow that occupies it, we have serious concerns about the proposed plans to create three 

dwellings of 2315, 2150, and 2310 sq.ft, on a lot of 7,350 sq. ft. The scale, massing, and design 

of the buildings is out of character with the neighboring properties and raises serious 

environmental, safety, traffic, aesthetic and other concerns.

We are open to these concerns being addressed by the Applicants, but urge the East Los 

Angeles Area Planning Commission to reverse the Agency's determination and deny the 

Applicants' request for a categorical CEQA exemption so that a more thorough study can be 

performed, and to deny the parcel subdivision under the California Map Subdivision Act until 

the concerns can be resolved.

Appellants Are Aggrieved Parties

As neighbors and property owners in the immediate vicinity of the Project, most of 

whom are within 500 feet of the Project, including neighbors immediately adjacent on both 

sides and directly across the street, the Agency's Decision will negatively affect the Appellants

I.

I



because the Project fails to comply with applicable State and local ordinances and plans, 

thereby permanently debasing the character, scale, and livability of the neighborhood and 

raising raises serious environmental, safety, traffic, aesthetic and other concerns. Additionally, 

the Agency's Decision negatively impacts Appellants by eroding long established, community 

consistent standards as they relate to side yards and setbacks, scale and massing, and 

neighborhood character.

CEQA Exemption

The Agency found that a categorical exemption from CEQA applied under Class 15, Minor Land 

Divisions, applicable to "the division of property in urbanized areas zoned for residential, 

commercial, or industrial use into four or fewer parcels when the division is in conformance 

with the General Plan and zoning, no variances or exceptions are required, all services and 

access to the proposed parcels to local standards are available, the parcel was not involved in a 

division of a larger parcel within the previous 2 years, and the parcel does not have a slope 

greater than 20%." All CEQA exemptions require demonstration that the following exceptions 

do not apply: a) cumulative impacts, b) significant effect, c) scenic highways, d) hazardous 

waste sites, and e) historical resources. Categorical exemptions to CEQA are construed strictly, 

shall not be unreasonably expanded beyond their terms, and may not be used where there is 

substantial evidence that there are unusual circumstances (including future activities) resulting 

in (or which might reasonably result in) significant impacts which threaten the environment. 

McQueen v. Mid-Peninsula Regional Open Space (1988) 202 Cal. App. 3d 1136.

As set forth below, we believe that due to flexible units in the site plan, the proposal does not 

conform to the underlying zoning and so is ineligible for a Class 15 CEQA exemption. We also 

believe that the exemption should not be granted to do significant effects, cumulative effects, 

and historical resources.

II.

Discussion: The subdivision and proposed project will have significant effect on 
historical resources

III.

The proposed development is within the Childs Heights Tract Residential Historic District, which 

appears eligible for both California Register and local listing or designation through survey 

evaluation (3CS, 5S3) and is significant as an intact example of a residential development 

adjacent to a major streetcar line (see SurveyLA "Silver Lake-Echo Park-Elysian Valley Report- 

5/09/14," http://www.preservation.lacity.org/files/Silver%2QLake%20-%20Echo%20Park%20- 

%20Elysian%20Vallev%20Districts Part%201.pdf). The proposed subdivision threatens the 

integrity of the historic district in "setting, feeling, and association"-three of four 

characteristics for integrity identified under criterion A/1/1 employed for the district by

n
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SurveyLA. Moreover, the 1923 structure on the property falls within the period of significance 

(1888-1933) and street-level reconnaissance by a preservation consultant who meets the 

Secretary of the Interior's Professional Qualification Standards suggests that the building meets 

standards to serve as a contributor to the historic district. (See How to Apply the National 
Register Criteria for Evaluation, U.S. Department of the Interior, National Park Service, Part IV, 

"How To Define Categories Of Historic Properties," available at 

https://www.nps.gov/nr/publications/bulletins/nrbl5/nrbl5 4.htm#district.)

For this reason, CEQA analysis should be required to further study the proposal's effect on 

historical resources, and the Agency's determination the Project falls into a CEQA categorical 

exemption was in error.

Page 9 of the letter from the City dated October 12, 2017, attached to the letter of 

determination states that the project site has not been identified as a historic resource by local 

or state agencies, and the project site has not been determined to be eligible for listing in the 

National Register of Historic Places, California Register of Historic Resources, and Los Angeles 

Historic-Cultural Monuments Register.

However, in point of fact, SurveyLA was not able to evaluate the property in question, at 1347 

N. Lucile Avenue, as indicated in the Childs Heights Tract Residential Historic District survey. 

While 17 properties on the same (west) side of Lucile Avenue are determined to be potential 

contributors and 13 number of properties on the facing (east) side of the street are determined 

to be potential contributors, 1347 N. Lucile's contribution is listed as "Not Sure" and the 
Architectural Style is "Unknown/not visible from the street." In short, it "could not be 
evaluated for lack of visibility."

In addition, at the appeal hearing, representatives from the City noted SurveyLA's claim that 

"Due to the relatively low percentage of district contributors, the Childs Heights Residential 

Historic District may not retain sufficient integrity for National Register eligibility." However, 

National Register eligibility is not a requirement for the City to consider an historic district and 

to approve an HPOZ. Furthermore, the guidelines provided by the National Register for 

evaluating Historic Districts indicates that: "The number of noncontributing properties a district 

can contain yet still convey its sense of time and place and historical development depends on 

how these properties affect the district's integrity." Lucile Avenue includes a "majority of the 

components that add to the district's historic character" and the property at 1347 includes 

central features identified by SurveyLA as characteristic of early residential settlements 

organized around streetcar lines. Finally, SurveyLA indicates California Register eligibility (status 

code 3CS). (See SurveyLA, Field Survey Results Master Report 

http://preservation.lacity.org/sites/default/files/SurveyLA_IVIasterReport_O.pdf.)

13
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The National Register indicates: "the majority of the components that add to the district's 

historic character, even if they are individually undistinguished, must possess integrity, as must 

the district as a whole."

Our contention is that the property in question has not been evaluated by SurveyLA, which has 

not determined the architectural style, significance, or integrity of the structure. However, we 

do know from what is visible from the street that the property adds to the district's historic 

character and integrity. A small bungalow set back from the sidewalk, with an "abundance of 

mature trees and vegetation," retaining the original site location to express the period of 

significance identified in SurveyLA for the Childs Heights Tract Residential District. The property 

expresses the location, setting, feeling, and association of early residential, streetcar 

development: at least four of the seven elements of integrity developed for the National 

Register program. These elements of integrity for the district overall are threatened by the 

proposed development at 1347 N. Lucile Avenue, and that exemption from CEQA is therefore 

inappropriate.

Respectfully,

Lucile Avenue Neighbors

II
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East Los Angeles Area Planning Commission
200 North Spring Street, Room 532, Los Angeles, California, 90012-4801, (213) 978-1300
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LETTER OF DETERMINATION

ENV 201 6- 37 94-cs- VA
JAN 0 h 2018Mailing Date:

CASE NO.: AA-2016-3793-PMLA-SL-1A
CEQA: ENV-2016-37 94-CE
Plan Area: Silver Lake-Echo Park-Elysian Valley

Council District: 13 - O' Farrell

k Project Site; 1347 North Lucile Avenue

Applicant: Mark Panasuk, 1347 Lucile Trust
Representative: Larry Mondragon, Craig Fry & Associates, LLC

Appellant: Peter Bibring, Lucile Avenue Neighbors Association

At its meeting of December 13, 2017, the East Los Angeles Area Planning Commission took the 
actions below in conjunction with the approval of the following project:

A Preliminary Parcel map for the subdivision of three (3) small lots for the construction of three 
(3), three-story, 34 feet in height, small lot dwellings with a total of six parking spaces on a 7,350 
square-foot site. The Project involves the demolition of an existing single-family dwelling.

Determined based on the whole of the administrative record, that the Project is exempt 
from CEQA pursuant to State CEQA Guidelines Section 15315 (Class 15}, and there is 
no substantial evidence demonstrating that an exception to a categorical exemption 
pursuant to CEQA Guidelines, Section 15300.2 applies;
Denied the appeal and sustained the Deputy Advisory Agency’s determination to 
approve a Preliminary Parcel Map for the project;
Adopted the attached Conditions of Approval; and 
Adopted the attached Findings.

This action was taken by the following vote:

1.

2.

3,
4.

Leung 
Choi 
Arellano 
Alarcon, Stein

Moved:
Second:
Ayes:
Absent:

3-0Vote:

A( $

Cecilia Lamas;
Commission Executive Assistant

j



Page 2Case No. AA-2016-3793-PMLA-SL-1A

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

Effective Date/Appeals: The East Los Angeles Area Planning Commission's actions on this matter 
are final and effective upon the mailing date, and 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.

Attachments: Letter dated October 12, 2017, with Conditions and Findings

Kevin Golden, City Planner
Azeen Khanmalek, City Planning Associate

c:

i

:
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DEPARTMENT OF
CITY PLANNING

EXECUTIVE OFFICES
200 N. Spring Street, Room 525 

Los Angeles, CA 90012-4801
City of Los Angeles

California
CITY PLANNING COMMISSION 

DAVID H.J. AMBROZ
PRESIDENT

VINCENT P. BERTONI, AICP
DIRECTOR

(213) 978 1271 

KEVIN J. KELLER, AICP
EXECUTIVE OFFICER

(213) 978-1272

v•(>w
RENEE DAKE WILSON

VICE-PRESIDENT

CAROLINE CHOE 
VAHID KHORSAND 

JOHN W. MACK 
SAMANTHA MILLMAN 

MARC MITCHELL 
VERONICA PADILLA-CAMPOS 

DANA M. PERLMAN

Irt 1
Vi &xu

USA M. WEBBER, AICP 
DEPUTY DIRECTOR 

(213) 978-1274ERIC GARCETTI
MAYOR

ROCKY WILES
COMMISSION OFFICE MANAGER 

(213) 978-1300

http://planning.ladty.org

October 12, 2017

Case No. AA-2016-3793-PMLA-SL 
Related Case: none 
1347 North Lucile Avenue 
Silver Lake-Echo Park-Elysian Valley 

Planning Area 
Zone: RD2-1VL 
District Map: 144-A201 
Council District: 13 
CEQA: ENV-2016-3794-CE 
Legal Description: Lot 8, Block 12, 

Childs Heights Tract

Mark Panasuk, Trustee (A)(0) 
1347 Lucile Trust 
8188 Gould Avenue 
Los Angeles, GA 90046

Larry Mondragon 
Craig Fry and Associates 
1010 South Arroyo Parkway 
Pasadena, CA 91105

In accordance with the provisions of Section 17.53 of the Los Angeles Municipal Code, the 
Advisory Agency approved Parcel Map AA-2016-3793-PMLA-SL composed of three (3) 
lots, pursuant to the Small Lot Subdivision Ordinance No. 176,354, as shown on revised 
map stamp-dated September 8, 2017 This unit density is based on the RD2 Zone and 
subject to the following conditions. The subdivider is hereby advised that the Municipal 
Code may not permit this maximum approved density. Therefore, verification should be 
obtained from the Department of Building and Safety which shall legally interpret the 
Zoning Code as it applies to this particular property.

NOTE on clearing conditions: When two or more agencies must clear a condition, subdivider should 
follow the sequence indicated in the condition. For the benefit of the applicant, subdivider shall 
maintain record of all conditions cleared, including all materia! supporting clearances and be 
prepared to present copies of the clearances to each reviewing agency as may be required by its 
staff at the time of its review. 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 Department of Building and Safety for purposes of 
having a building permit issued.

http://planning.ladty.org
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BUREAU OF ENGINEERING

That a 3-foot wide strip of land be dedicated along Lucile Avenue adjoining the 
subdivision to complete a 33-foot wide half right-of-way dedication in accordance 
with Collector Street based on the Mobility Plan Designation.

1.

That if necessary and for street address purposes, if this parcel map approved as 
“Small Lot Subdivision", then all the common access area to this subdivision be 
named on the final map.

2.

That if this parcel map is approved as small lot subdivision, then the final map be 
labeled as “Small Lot Subdivision per Ordinance 176,354".

3.

That any necessary public sanitary sewer easement be dedicated within the 
common access area on the final map based on an alignment approved by the 
Centra! Engineering District Office.

4.

That if necessary and for street address purposes, the owners of the property 
record an agreement satisfactory to the City Engineer that they will provide name 
signs for the common access driveways.

5.

That the existing sanitary sewer within the parcel map area be correctly delineated 
on the final map.

6.

That a Covenant and Agreement be recorded advising all future owners and 
builders that prior to issuance of a building permit, a Notice of Acknowledgement of 
Easement be recorded and an application to do work in any sanitary sewer 
easement and to construct over the existing sewer facilities must be submitted to 
the City Engineer for approval.

7.

That the final map show parcels are labeled as Parcel “A”, Parcel “B", and Parcel8.

C".

That the following improvements be either constructed prior to recordation of the 
final map or that the construction be suitably guaranteed:

9.

Improve Lucile Avenue adjoining the subdivision by the construction of a 13- 
foot wide concrete sidewalk; integral concrete curb and gutter; plant street 
trees as required, including tree well and cover.

a.

Construct the necessary mainline and house connection sewers within the 
common access area to serve each parcel, evaluate the efficiency of the 
existing sewer house connection; or any other arrangement acceptable to 
the Central Engineering District Office.

b.

That the following street lighting facilities to serve the parcel map as required by the10.
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Bureau of Street Lighting be either constructed prior to recordation of the final map 
or that the construction be suitably guaranteed:

No street lighting requirements.a.

NOTES:

The quantity of street lights identified may be modified slightly during the plan check 
process based on illumination calculations and equipment selection.

Conditions set: 1) in compliance with a Specific Plan, 2) by LADOT, or 3) by other 
legal instrument excluding the Bureau of Engineering condition(s) above, requiring 
an improvement that will change the geometries of the public roadway may require 
additional or the reconstruction of street lighting improvements as part of that 
condition.

DEPARTMENT OF BUILDING AND SAFETY, ZONING DIVISION

That prior to recordation of the final map, the Department of Building and Safety, 
Zoning Division shall certify that no Building or Zoning Code violations exist on the 
subject site. In addition, the following items shall be satisfied:

11.

Obtain permits for the demolition or removal of all existing structures on the 
site. Accessory structures and uses are not permitted to remain on lots 
without a main structure or use. Provide copies of the demolition permits 
and signed inspection cards to show completion of the demolition work.

a.

b. Resubmit the map to provide and maintain a minimum of 20 ft. common 
access strip open to the sky for the lots all the way to the public street for 
access and frontage purpose per Section 12.03 under the definition of “Lot”. 
No projections are allowed into the 20 ft. minimum common access strip. 
Provide the 20 ft. wide common access open to the sky or obtain approval 
from the City Planning Advisory Agency to allow for a reduced and/or 
projection into the common access strip all the way to the public street.

Show all street dedication(s) as required by Bureau of Engineering and 
provide net lot area after all dedications. “Area” requirements shall be 
rechecked as per net lot area after street dedication.

c.

Notes:

Any proposed structures or uses on the site have not been checked for and 
shall comply with Building and Zoning Code requirements. Plan check will 
be required before any construction, occupancy or change of use.

The proposed buildings may not comply with City of Los Angeles Building
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Code requirements concerning exterior wall, protection of openings and exit 
requirements with respect to the proposed and existing property lines. 
Compliance shall be to the satisfactory of LADBS at the time of plan check.

Backup space for parking space will less than 26’-8” shall provide sufficient 
parking stall width and garage door opening width to comply with current 
Zoning Code requirement. Verification of compliance with the above 
requirement shall be to the satisfaction of Building and Safety at Plan Check 
time or per City Planning approval.

No parking space can back up onto a street when the driveway is serving 
more than two dwelling units. Verification of compliance with the turning 
radius and backup distance requirements shall be to the satisfaction of 
Building and Safety at Plan Check time or per City Planning approval.

An appointment is required for the issuance of a clearance letter from the 
Department of Building and Safety. The applicant is asked to contact Laura 
Duong at (213) 482-0434 to schedule an appointment.

DEPARTMENT OF TRANSPORTATION

A parking area and driveway plan be submitted to the Citywide Planning 
Coordination Section of the Department of Transportation for approval prior to 
submittal of building permit plans for plan check by the Department of Building and 
Safety.

12.

RRE DEPARTMENT

Submit plot plans for Fire Department review and approval prior to recordation of 
this Parcel Map Action. In addition, the following items shall be satisfied:

13.

Access for Fire Department apparatus and personnel to and into all 
structures shall be required.

a.

The following recommendations of the Fire Department relative to fire safety 
shall be incorporated into the building plans, which includes the submittal of 
a plot plan for approval by the Fire Department either prior to the recordation 
of a final map. The plot plan shall include the following minimum design 
features: fire lanes, where required, shall be a minimum of 20 feet in width; 
all structures must be within 300 feet of an approved fire hydrant, and 
entrances to any dwelling unit or guest room shall not be more than 150 feet 
in distance in horizontal travel from the edge of the roadway of an improved 
street or approved fire lane.

b.

No building or portion of a building shall be constructed more than 150 feet 
from the edge of roadway of an improved street, access road, or designated

c.
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fire lane.

The entrance or exit of all ground dwelling units shall not be more than 150 
feet from the edge of a roadway of an improved street, access road, or 
designated fire lane.

d.

Site plans shall include all overhead utility lines adjacent to the site.e.

f. Any roof elevation changes in excess of 3 feet may require the installation of 
ships ladders.

Note: The applicant is further advised that all subsequent contact regarding these 
conditions must be with the Hydrant and Access Unit. This would include 
clarification, verification of condition compliance and plans or building permit 
applications, etc., and shall be accomplished BY APPOINTMENT ONLY, in 
order to assure that you receive service with a minimum of amount of waiting 
please call (213) 482-6909. You should advise any consultant representing 
you of this requirement as well.

DEPARTMENT OF RECREATION AND PARKS

That the Park Fee paid to the Department of Recreation and Parks be calculated as 
a Subdivision (Quimby in-lieu) fee.

14.

DEPARTMENT OF CITY PLANNING - SITE SPECIFIC CONDITIONS

Prior to the recordation of the final map, the subdivider shall prepare and execute a 
Covenant and Agreement (Planning Department General Form CP-6770) in a 
manner satisfactory to the Planning Department, binding the subdivider and ail 
successors to the following:

15.

Use. Limit the proposed development to a maximum of three (3) parcels.a.

Parking. That a minimum of two (2) parking spaces per dwelling unit shall be 
provided, for a minimum of six (6) on-site parking spaces. All exterior 
parking area lighting shall be shielded and directed onto the site.

b.

Note to City Zoning Engineer and Pian Check. The Advisory Agency has 
reviewed and approved the following locations of the following item as it 
applies to this subdivision and the proposed development on the site:

c.

The project shall comply with the setbacks as indicated in the table 
below:

1.

Setbacks
SouthEast NorthParcs! West
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10 feetA 12 feet 3 inches 5 feet
5 feet3 inches 5 feet 10 feetB

5 feetC 10 feet 5 feet 5 feet

2. Provide a minimum 10 foot wide common access strip clear to the sky

Landscape Plans, That a landscape plan, prepared by a licensed landscape 
architect, be submitted to and approved by the Advisory Agency in 
accordance with CP-6730 prior to obtaining any permit. The landscape plan 
shall identify tree replacement on a 1:1 basis by a minimum of 24-inch box 
trees for the unavoidable loss of desirable trees on the site. Failure to 
comply with this condition as written shall require the filing of a 
modification to this parcel map in order to clear the condition.

d.

In the event the subdivider decides not to request a permit before the 
recordation of the final map, the following statement shall appear on the plan 
and be recorded as a covenant and agreement satisfactory to the Advisory 
Agency guaranteeing that:

The planting and irrigation system shall be completed by the 
developer/builder prior to the close of escrow of each housing unit.

i.

The developer/builder shall maintain the landscaping and irrigation for 
60 days after completion of the landscape and irrigation installation.

ii.

The developer/builder shall guarantee all trees and irrigation for a 
period of six months and all other plants for a period of 60 days after 
landscape and irrigation installation.

Fence. That prior to issuance of a certificate of occupancy, a minimum 6- 
foot-high wooden fence or decorative masonry wall shall be constructed 
adjacent to neighboring residences, if no such wall already exists, except in 
required front yard. The fence or wall shall be covered with dinging vines or 
screened by vegetation capable of spreading over the entire wall.

e.

f. Energy Conservation. That the subdivider consider the use of natural gas 
and/or solar energy and consult with the Department of Water and Power 
and Southern California Gas Company regarding feasible energy 
conservation measures.

Air Filtration. The applicant shall install air filters capable of achieving a 
Minimum Efficiency Rating Value (MERV) of at least 8 or better in order to 
reduce the effects of diminished air quality on the occupants of the project.

9-
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INDEMNIFICATION AND REIMBURSEMENT OF LITIGATION COSTS.h.

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.
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.
Submit an initial deposit for the City’s litigation costs to the City within 
10 days’ notice of the City tendering defense to the Applicant and 
requesting a deposit. The initial deposit shall be in an amount set by 
the City Attorney’s Office, in its sole discretion, based on the nature 
and scope of action, but in no event shall the initial deposit be less 
than $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 (ii).
Submit supplemental deposits upon notice by the City. Supplemental 
deposits may be required in an increased amount from the initial 
deposit if found necessary by the City to protect the City’s interests. 
The City’s failure to notice or collect the deposit does not relieve the 
Applicant from responsibility to reimburse the City pursuant to the 
requirement in paragraph (ii).
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.

(i)

(iii)

(iv)

(v)

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, of 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
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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. Action includes actions, as defined herein, alleging failure to 
comply with any federal, state or local law.

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

A Community Maintenance Agreement shall be prepared, composed of all 
property owners, to maintain all common areas such as trees, landscaping, 
trash, parking, community driveway, walkways, monthly service for private 
fire hydrant (if required), etc. Each owner and future property owners shall 
automatically become party to the agreement and shall be subject to a 
proportionate share of the maintenance. The Community Maintenance 
Agreement shall be recorded as a Covenant and Agreement to run with the 
land. The subdivider shall submit a copy of this Agreement, once recorded, 
to the Planning Department for placement in the parcel file.

That copies of all recorded Covenant and Agreements for ail reciprocal 
private easements shall be submitted to the Planning Department for 
placement in the parcel file.

j.

That the subdivider shall record and execute a Covenant and Agreement (Planning 
Department General Form CP-6974) that a Certificate of Occupancy (temporary or 
final) for the buildings shall not be issued until the final map has been recorded.

16.

FINDINGS OF FACT (CEQA)

The project is categorically exempt from the provisions of the California Environmental 
Quality Act (CEQA), pursuant to Class 15315 (Class 15). Categorical Exemption No. ENV- 
2016-3794-CE was issued on February 17, 2017 for minor land divisions meeting the 
conditions described in this section.
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There are five (5) Exceptions which must be considered in order to find a project exempt 
under Class 15315 {Class 15): (a) Cumulative Impacts; (b) Significant Effect; (c) Scenic 
Highways; (d) Hazardous Waste Sites; and (e) Historical Resources.

Cumulative Impacts: All exemptions for this class are inapplicable if a cumulative 
impact will occur from successive projects of the same type in the same place. The 
project proposes the subdivision of land into three parcels for the construction of 
three single-family dwellings under the Small Lot Ordinance in an area zoned and 
designated for such development. Within 500 feet of the subject site there is one 
Smali Lot subdivision that was approved and constructed in 2013. Therefore, the 
cumulative impact of successive projects of the same type in the same place, over 
time is not significant.

(a)

Significant Effect: The project proposes three small lot dwellings on a site that is 
permitted to have a maximum density of three dwelling units. The small lot dwellings 
will have a maximum height of 34 feet. The site is located in Height District 1VL 
which permits a maximum height of 45 feet. Existing building heights range from 19 
feet to 39 feet on the west side of Lucile Avenue within 500 feet of the site. Thus, 
there are no unusual circumstances which may lead to a significant effect on the 
environment.

(b)

(c) Scenic Highways: The only State Scenic Highway within the City of Los Angeles is 
the Topanga Canyon State Scenic Highway, State Route 27, which travels through 
a portion of Topanga State Park. The proposed project is located in the Silver 
Lake-Echo Park-Elysian Valley Panning Area, which is not in close proximity to 
State Route 27. Therefore the subject site will not create any impacts within a 
highway designated as a state scenic highway.

Hazardous Waste Sites: According to Envirostor, the State of California’s database 
of Hazardous Waste Sites, neither the subject site, nor any site in the vicinity is 
identified as a hazardous waste site.

(d)

Historical Resources: The project site has not been identified as a historic resource 
by local or state agencies, and the project site has not been determined to be 
eligible for listing in the National Register of Historic Places, California Register of 
Historical Resources, the Los Angeles Historic-Cultural Monuments Register, and/or 
any local register; and was not found to be a potential historic resource based on 
the City’s HistoricPIacesLA website or SurveyLA, the citywide survey of Los 
Angeles. Finally, the City does not choose to treat the site as a historic resource. 
Based on this, the project will not result in a substantial adverse change to the 
significance of a historic resource and this exception does not apply

(e)

FINDINGS OF FACT (SUBDIVISION MAP ACT)

In connection with the approval of Parcel Map No. AA-2016-3793-PMLA-SL, pursuant to 
Section 66474 of the State of California Government Code (the Subdivision Map Act), the
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Advisory Agency of the City of Los Angeles makes the prescribed findings as follows:

PROPOSED MAP IS CONSISTENT WITH APPLICABLE GENERAL AND 
SPECIFIC PLANS.

(a)

The adopted Silver Lake-Echo Park-Elysian Valley Community Plan designates the 
subject property for Low Medium II with the corresponding zones of RD1.5, RD2 
RW2, and RZ2.5. The 0.17 acre property is zoned RD2-1VL. The adopted Plan 
and corresponding zone allows for the proposed subdivision. The proposed map 
meets all of the lot area regulations of the zone. The subject property is not located 
in a Specific Plan. Therefore, as conditioned, the proposed parcel map is 
consistent with the intent and purpose of the applicable General and Specific Plans.

THE DESIGN AND IMPROVEMENT OF THE PROPOSED SUBDIVISION ARE 
CONSISTENT WITH APPLICABLE GENERAL AND SPECIFIC PLANS.

(b)

The proposed subdivision is to create three lots for three residential dwellings under 
the Small Lot Ordinance. Lot sizes will range from 2,221 square feet to 2,729 
square feet, thereby meeting the minimum lot size requirement of 600 square feet 
per the Small Lot Ordinance. Lot coverage will range from 42 percent to 53 percent, 
which is iess than the permitted 80 percent. All lots meet the minimum lot width 
requirement of 16 feet.

The Bureau of Engineering has reviewed the proposed subdivision and found the 
subdivision layout, without consideration of the common access area, generally 
satisfactory. There is an existing sanitary sewer in Lucile Avenue adjoining the 
subdivision. The construction of mainline sewer and house connection sewers 
within suitable easement will be required to serve each parcel. As a condition of 
approval, the subdivider is required to dedicate a 3-foot wide strip of land along 
Lucile Avenue adjoining the subdivision to complete a 33-foot wide half right-of-way 
dedication in accordance with Collector Street standards based on the Mobility Plan. 
In addition, the subdivider is required to improve Lucile Avenue by constructing a 
13-foot wide concrete sidewalk, and integral concrete curb and gutter. The design 
and improvement of the proposed subdivision are therefore consistent with the 
applicable General and Specific Plans.

THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED TYPE OF 
DEVELOPMENT.

(c)

The subject property is a slightly sloping, interior, record lot. The Grading Division 
of the Department of Building and Safety reviewed the Preliminary Parcel Map and 
determined that geology/soils reports are not required priorto approval of the Parcel 
Map as the property is exempt or located outside of a State of California 
liquefaction, earthquake induced landslide, or fault-rupture hazard zone; and, 
although it is located within a City of Los Angeles Hillside Area does not require any 
grading or construction of an engineered retaining structure to remove potential
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geologic hazards. The site is therefore physically suitable for the proposed type of 
development.

THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED DENSITY OF 
DEVELOPMENT

(d)

The site is designated for Low Medium II Residential land uses in the Silver Lake- 
Echo Park-Elysian Valley Community Plan and is currently zoned RD2-1VL. Per the 
provisions of the Small Lot Ordinance, a parcel of land may be subdivided into small 
lots provided that the density of the subdivision complies with the minimum lot area 
per dwelling unit requirement established for the zone. The subject site is 7,200 net 
square feet in size. Based on the minimum area per dwelling unit requirement of 
2,000 square feet in the RD2 Zone, a total of three lots/units are permitted on the 
site. The proposed density of development is three lots with three residential 
dwellings.

With the determination by the Department of Building and Safety, Grading Division, 
that a geology/soils report is not required, the site is therefore physically suitable for 
the proposed density of development.

THE DESIGN OF THE SUBDIVISION AND THE PROPOSED IMPROVEMENTS 
ARE NOT LIKELY TO CAUSE SUBSTANTIAL ENVIRONMENTAL DAMAGE OR 
SUBSTANTIALLY AND AVOIDABLY INJURE FISH OR WILDLIFE OR THEIR 
HABITAT.

(e)

The project is categorically exempt from the provisions of the California 
Environmental Quality Act (CEQA), pursuant to Class 15315 (Class 15). 
Categorical Exemption No. ENV-2016-3974-CE was issued on February 17, 2017 
for a minor land division meeting the conditions described in this section (see above 
CEQA Findings).

THE DESIGN OF THE SUBDIVISION AND THE PROPOSED IMPROVEMENTS 
ARE NOT LIKELY TO CAUSE SERIOUS PUBLIC HEALTH PROBLEMS.

(f)

There are no apparent health problems that might be caused by the design or 
construction of the proposed small lot subdivision. The Bureau of Engineering has 
reported that an existing sanitary sewer is available under Lucile Avenue adjoining 
the subdivision. This development is required to be connected to the City’s sewer 
system where the sewage will be directed to the LA Hyperion Treatment Plant, 
which has been upgraded to meet Statewide ocean discharge standards.

(g) THE DESIGN OF THE SUBDIVISION AND TH EPROPOSED IMPROVEMENTS 
WILL NOT CONFLICT WITH EASEMENTS ACQUIRED BY THE PUBLIC AT 
LARGE FOR ACCESS THROUGH OR USE OF PROPERTY WITHIN THE 
PROPOSED SUBDIVISION
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There is an existing 10-foot utility easement located along the western property line 
of the subdivision. The easement is within the 10-foot rear yard setback of Parcel 
C, No structures are allowed to encroach within the setback. During plan check the 
Department of Building and Safety will review the plans to ensure that no structures 
encroach on the easement and right-of-way, and thereby cause no conflict.

THE FOLLOWING NOTES ARE FOR INFORMATIONAL PURPOSES AND ARE NOT 
CONDITIONS OF APPROVAL OF THIS PARCEL MAP:

Satisfactory arrangements shall be made with the Los Angeles Department of Water and 
Power, Power System, to pay for removal, relocation, replacement or adjustment of power 
facilities due to this development. The subdivider must make arrangements for the 
underground installation of alt new utility lines in conformance with Section 17.05-N of the 
Los Angeles Municipal Code.

To assure that cable television facilities will be installed in the same manner as other 
required improvements, please email cabietv.ita@lacitv.org that provides an automated 
response with the instructions on how to obtain the Cable TV clearance. The automated 
response also provides the email address of three people in case the applicant/owner has 
any additional questions.

The above action shall become effective upon the decision date noted at the top of this 
letter unless an appeal has been submitted to the East Los Angeles Area Planning 
Commission within 15 calendar days of the decision date. If you wish to appeal, a Master 
Appeal Form No. CP-7769, must be submitted, accepted as complete, and appeal fees 
paid by date October 27, 2017 at one of the City Planning Department Public Counters, 
located at:

Marvin Braude San Fernando 
Valley Constituent Service Center 

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

Figueroa Plaza 
201 N. Figueroa St,. 4th Floor 
Los Angeles, CA 90012 
(213) 482-7077

West Los Angeles 
Development Services Center 
1828 Sawtelle Blvd., 2nd Floor 
Los Angeles, CA 90025 
(310)231-2912

*Please note the cashiers at the public counters close at 3:30 PM.

Appeal forms are available on-line at wwwJacity.org/pin.

There is no longer a second level of appeal to the City Council for Parcel Map actions 
of the Advisory Agency.
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The time in which a party may seek judicial review of this determination is governed by 
California Code of Civil Procedure Section 1094.6. Under that provision, a petitioner may 
seek judicial review of any decision of the City pursuant to California Code of Civil 
Procedure Section 1094.5, only if the petition for writ of mandate pursuant to that section is 
filed no later than the 90th day following the date on which the City’s decision becomes 
final, including all appeals, if any.

No sale of separate parcels is permitted prior to recordation of the final parcel map. The 
owner is advised that the above action must record within 36 months of the date of 
approval, unless an extension of time has been requested in person before 5:00 p.m. 
October 27, 2017.

No requests for time extensions or appeals received by mail shall be accepted.

If you have any questions, please call staff at (213) 978-1160

Vincent P. Bertoni, AICP 
Advisory Agency

t/M //[/ A / y J ,

KEVIN S. GOLDEN
Deputy Advisory Agency

&
BLAKE E. LAMB
Senior City Planner
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