FINDINGS
General Plan/Charter Findings
1.

General Plan Land Use Designation.
The project site is located within the Northridge Community Plan, which was last updated
by the City Council on February 24, 1998 (Council File No. 98-0027). The subject property
is a rectangular-shaped site, which is comprised of two parcels consisting of approximately
67,057.8 square feet of lot area (65,861.55 net square feet after dedication). The Community
Plan designates the site with a land use designations of Medium Residential and Community
Commercial land uses, corresponding to the R3, and CR, C2, C4, RAS3 respectively. The
site is presently zoned RA-1 and C2-1VL, which is partly inconsistent with its current land
use designations.
As proposed, the amendments would re-designate the northern parcel of the project site
from Medium Residential to Community Commercial, which lists the following corresponding
zones: CR, C2, C4, and RAS3; extend the Community Center (Special Boundary) to the
north property line; and, add the RAS4 Zone as a corresponding zone to sites within the
Community Center only. The requested zone and height district change to RA-1 and C21VL to (T)[Q]RAS4-1VL for the project site would be consistent with the adoption of the
recommended plan amendments and would be in substantial conformance with the
purpose, intent, and provisions of the General Plan as it is reflected within the Northridge
Community Plan.

2.

General Plan Text. The development of the project represents the opportunity to achieve
the overarching goals of the Northridge Community Plan, which include improving the
function, design, and economic vitality of the commercial corridors and job producing uses
that will improve the economic and physical condition of the Plan area. Along with providing
private, market-rate University housing through the mixed-use development along Reseda
Boulevard (a commercial corridor), the proposed development furthers the following
Community Plan goals, objectives and policies:
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 and 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 1-1.3: New single and multi-family residential development
should be designed in accordance with the Urban Design Chapter.
Objective 1-2: To locate new housing appropriately in a manner which reduces
vehicular trips and which increases accessibility to services and facilities.
Policy 1-2.1: Locate higher residential densities near commercial
centers, commuter rail stations, and bus routes where public service
facilities, utilities, and topography will accommodate this development.
Policy 1-2.3: Provide for an adequate supply of housing to meet the
needs of students attending California State University at Northridge,
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without creating adverse impacts on adjacent permanent residential
neighborhoods.
Objective 1-5: To promote and insure the provision of adequate housing for all
persons regardless of income, age or ethnic background.
Policy 1-5.3: Promote housing in mixed use projects in pedestrianoriented and transit intensive locations.
Program: Consider providing bonuses in floor area and height for
such projects.
Create pedestrian-friendly shopping areas by incorporating street trees, benches,
convenient parking/access, and maintaining retail frontage at ground level. The Reseda
Boulevard commercial core is emphasized in the Community Plan as a pedestrian-oriented
area combined with mixed residential and commercial uses, due to the proximity of
California State University. [Re]visit [Re]seda was a recent event that highlighted
transportation safety and community engagement through the Mayor’s Great Streets
Initiative. Infrastructure such as protected bicycle lanes, solar powered bus benches, street
furniture and street trees have been added just south of the project site. Sidewalk repair and
weekly overnight street sweeping are conducted through Bureau of Street Services and
Department of Transportation to implement proactive infrastructure maintenance. The
project will further these goal as the first floor provides an active street frontage with
neighborhood serving commercial uses, continuation of street trees, and providing ample
bicycle parking which can be accessed from the bike lane fronting the project site.
Goal 2: A strong and competitive commercial sector which best serves the needs of the
community through maximum efficiency and accessibility while preserving the unique
character of the community.
Objective 2-1: To maintain the viability and vitality of the existing Northridge
Central Community Business District as a community focal point.
Policy 2-1.1: Encourage retail and service commercial uses, including
professional services and restaurants on both sides of Reseda
Boulevard. Fast food restaurants and mini-malls should be
discouraged.
Policy 2-1.4: Require that projects be designed and developed to
achieve a high level of quality, distinctive character, and compatibility
with existing uses and developed in accordance with design standards.
Objective 2-2: To enhance the community identity in distinctive commercial
districts.
Policy 2-2.1: Improve security and parking standards in commercial
areas. Where new development occurs, parking should be located in
the rear of buildings.
Policy 2-2.2: Require that mixed-use projects be designed with
commercial uses on the ground floor and developed to achieve a high
level of quality, distinctive character, and compatibility with existing
uses.
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Policy 2-2.3: Encourage pedestrian activity on both sides of Reseda
Boulevard, particularly between Nordhoff Street and Halsted Street
near the University.
Goal 14: A system of safe, efficient and attractive bicycle, pedestrian and equestrian
facilities.
Objective 14-1: To promote an adequate system of safe bikeways for commuter,
school and recreational use.
Policy 14-1.1: Plan for and encourage funding and construction of
bicycle facilities connecting residential neighborhoods to schools, open
space areas and employment centers.
Policy14-1.4: Encourage the provision of changing rooms, showers,
and bicycle storage at new and existing non-residential developments
and public places.
Goal 15: A sufficient system of well-designed and convenient on-street and off-street
parking facilities through-out the plan area.
Objective 15-1: To provide parking in appropriate locations in accord with
Citywide standards and community needs.
Policy 15-1.1: Consolidate parking, where appropriate, to eliminate the
number of ingress and egress points onto arterials.
Policy 15-1.2: Encourage shared parking for mixed-use projects.
Program: The decision-maker should consider shared parking as a
condition of approval for mixed-use projects.
The project is designed to maximize the ground floor of the building with the aforementioned
commercial uses as well as a ground floor paseo and improved streetscape adding to and
enhancing the pedestrian experience of the neighborhood. The upper floors of residential
uses of the building will provide market-rate housing along the commercial corridor and
within walking distance of a university. The entrance to the subterranean parking garage is
accessed through a single driveway located along the north property line creating an
openness of the frontage along Reseda Boulevard and allowing for street trees to be planted
along the sidewalk. Though the project seeks a zone and height district change in order to
achieve a floor area ratio of 1.89 to 1, the uses proposed are consistent with the policies to
reinforce commercial development, grow the economic base, and improve aesthetics.
The project has been designed with high quality architectural elements and will maintain
and improve the facade with modern designs to create a distinctive mixed-use building that
will enhance the architectural diversity of this commercial area. The project is compatible
with the adjacent building to the north and mixed-use residential and commercial
development mid-block to the southwest and will enhance that development by creating a
building of similar size with commercial amenities to go along with the new residences.
The project is providing 157 bicycle spaces (136 long-term and 21 short-term) as required.
This, combined with the proximity to public transit options, will create a bicycle and
pedestrian-friendly environment and encourage residence onsite to use alternative modes
of transportation other than auto use.
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Framework Element. The Framework Element for the General Plan (Framework Element)
was adopted by the City of Los Angeles in December 1996 and re-adopted in August 2001.
The Framework Element provides guidance regarding policy issues for the entire City of Los
Angeles, including the project site. The Framework Element also sets forth a Citywide
comprehensive long-range growth strategy and defines Citywide polices regarding such
issues as land use, housing, urban form, neighborhood design, open space, economic
development, transportation, infrastructure, and public services. The Framework Element
includes the following goals, objectives, and policies relevant to the instant request:
Goal 3A: A physically balanced distribution of land uses that contributes towards and
facilitates the City's long-term fiscal and economic viability, revitalization of economically
depressed areas, conservation of existing residential neighborhoods, equitable
distribution of public resources, conservation of natural resources, provision of adequate
infrastructure and public services, reduction of traffic congestion and improvement of air
quality, enhancement of recreation and open space opportunities, assurance of
environmental justice and a healthful living environment, and achievement of the vision
for a more livable city.
Objective 3.4: Encourage new multi-family residential, retail commercial, and
office development in the City's neighborhood districts, community, regional,
and downtown centers as well as along primary transit corridors/boulevards,
while at the same time conserving existing neighborhoods and related districts.
Policy 3.4.1: Conserve existing stable residential neighborhoods and
lower-intensity commercial districts and encourage the majority of new
commercial and mixed-use (integrated commercial and residential)
development to be located (a) in a network of neighborhood districts,
community, regional, and downtown centers, (b) in proximity to rail and
bus transit stations and corridors, and (c) along the City's major
boulevards, referred to as districts, centers, and mixed-use boulevards,
in accordance with the Framework Long-Range Land Use Diagram.
The project site is located approximately 330 feet from CSUN’s western campus boundary
and along the northern boundary of the Commercial Center (a "Special Boundary” called
out in the Community Plan). Therefore, the project is located in an area suitable for
commercial development at a higher scale or a mixed-use facility. Further, the project is
designed to place an emphasis on the quality of the public realm including the experience
of pedestrians by improving the ground floor experience of the site and providing areas open
to the public. The project will also promote a pedestrian-friendly environment with active
commercial uses at street level. The commercial spaces and open space available to the
public are designed to ensure that ground floor commercial uses will benefit from additional
connectivity between the project and the neighboring areas and that neighborhood-serving
retail will bring convenience to project residents and the community. The character of the
area includes mixed-use projects, commercial and retail uses, offices, institutional uses and
multiple-family residential. Therefore, the project's intensity and height will be compatible
with the existing newer development and will not create negative impacts to the adjacent
commercial or residential areas. The Project includes bicycle parking (both long and short
term), consistent with the LAMC and California Green Building Code. As such, the project
enables a more self-sufficient, pedestrian-oriented lifestyle that will reduce unnecessary
vehicle trips in the vicinity and thereby enhance the general welfare. Therefore, the project
encourages the appropriate level of growth and increased land use intensity in a growing
neighborhood and is near transit nodes and a major employment center (CSUN). The
project will create a pedestrian-oriented environment while promoting an enhanced urban
experience with new amenities and opportunities for employment.
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In the Framework Element, Community Centers are "a focal point for surrounding residential
neighborhoods and containing a diversity of uses, Community Centers generally range from
floor area ratios of 1.5:1 to 3.0:1, characterized by two- to six-story buildings, e.g., some will
be two-story Centers, some four- or six-story Centers depending on the character of the
surrounding area”.
The project proposes the construction of approximately 5,725 square feet of commercial
uses and a 1,530 square feet leasing office which could be easily be converted into
commercial space. Onsite parking for the commercial uses has been adjusted at the request
of community through the applicant’s outreach efforts, to allow for a combination of
commercial uses such as retail, restaurant, or smaller fitness studio. The flexibility in parking
allows for tenant spaces to change if necessary and all the projected parking for higher
intensity uses can be accommodated onsite. Further, the project proposes fitness rooms on
three of the four residential floors, an open courtyard (southern facing) including a pool, spa
and showering cabana, and a passive deck on the fourth floor which are amenities that will
attract renters. The commercial uses and paseo area on the ground floor will also draw
pedestrians. This balance of uses is designed to meet the needs of local residents, attract
visitors, and sustain the economic growth of the area. Specifically, the project advances the
above objectives by concentrating commercial uses in an existing transit and commercial
corridor. The variety of commercial uses of the project can create job opportunities for local
residents and the proposed multiple-family units will assist in the shortage of student
housing provided on campus and within the vicinity.
4.

The Mobility Element. The Mobility Element (Mobility Plan 2035) of the General Plan is not
likely to be affected by the recommended action herein. Reseda Boulevard is a Boulevard
II in the Mobility Element of the General Plan, dedicated to a half right-of-way width of 50
feet and improved with asphalt, roadway, concrete curb, gutters, and a sidewalk. The project
will be required to provide a five-foot dedication to increase the sidewalk to the 15-foot width
standard per the Bureau of Engineering. The project is also required to comply with all
requirements of the Fire Department, Department of Transportation, Urban Forestry
Division, and the Bureau of Street Lighting in matters concerning the public right-of-way.
Furthermore, the project 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 pedestrian activity
within a highly active commercial district through pedestrian-friendly design. Furthermore,
the project is required to improve Reseda Boulevard through dedication of land to complete
a full-width concrete sidewalk with tree wells. Due to the redevelopment of the site, the
sidewalk will be increased to a 15-foot width, which benefits residents and patrons of the
project as well as pedestrians using Reseda Boulevard
Policy 3.1:

Recognize all modes of travel, including pedestrian, bicycle, transit, and
vehicular modes - including goods movement - as integral components of the
City’s transportation system.

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.
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Policy 3.4:

Provide all residents, workers and visitors with affordable, efficient,
convenient, and attractive transit services.

Policy 3.8:

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

The project’s proximity to the existing California State University-Northridge (CSUN)
campus just a half-block east of the subject site will reduce vehicular trips for those residents
walking or biking to campus. Further, other transit connections will reduce vehicular trips to
and from the project site, vehicle miles traveled, and reduce air pollution. There are bus
stops located at the northeast and southwest corners of Reseda Boulevard and Plummer
Street. The ground floor treatment will encourage pedestrian activity within a highly active
commercial component through pedestrian-friendly design. There is a bike lane on both
sides of Reseda Boulevard which further south becomes a semi-protected bike lane along
the Great Street segment.
Policy 5.4:

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

As conditioned, a minimum of twenty percent of the parking spaces will be installed with
electronic vehicle-ready conduits and five percent of those will be installed.
Lastly, the Department of T ransportation determined the impact of the trips generated from
the project will be less than those of the current post office use.
5.

The Sewerage Facilities Element of the General Plan will not be affected by the
recommended action. While the sewer system might be able to accommodate the total flows
for the proposed project, further detailed gauging and evaluation may be needed as part of
the permit process to identify a specific sewer connection point. If the public sewer has
insufficient capacity then the developer will be required to build sewer lines to a point in the
sewer system with sufficient capacity. A final approval for sewer capacity and connection
permit will be made at that time. Ultimately, this sewage flow will be conveyed to the
Hyperion Treatment Plant, which has sufficient capacity for the project.

6.

Charter Finding - City Charter Finding 555. The General Plan may be amended in its
entirety, by subject elements or parts of subject elements, or by geographic areas, provided
that the part or area involved has significant social, economic or physical identity.
The proposed building will be four stories and approximately 45 feet in height (51 feet 6inces to the stair tower access); it will contain 127,062 square feet of floor area at a FAR of
1.89 to 1. While the proposed development would be taller and greater in mass than the
immediately surrounding commercial buildings, the project would be similar in height to
recently completed density bonus condominium projects adjacent to the north, providing a
significant physical identity with other structures in the immediate area. Another building
nearby that fits the same context is the five-story mixed-use building located at 9423 Reseda
Boulevard midblock to the southwest of the project site. Moreover, the post office building
and associated surface parking (C2-1VL and RA-1 Zones), which is currently in operation
onsite with a lease through 2021, have benefited the community historically as one site since
1960. The proposed plan amendment to Community Commercial and zone change to
(T)[Q]RAS4-1VL would provide uniform zoning and development across the project site
consistent with its historical use as one site for commercial purposes. If the floor area were
average across the site under the existing land use designations, a greater floor area would
be permitted than the total proposed. Further, the proposed height would not differ. As such,
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the project would maintain the existing physical identity and planned development potential
of the surrounding area.
The project proposes to provide a minimum 5,725 square feet of commercial space open to
the public and 121,337 square feet of floor area associated with the residential space
including the 1,530 square foot leasing office. The increased commercial activity in the area
will allow for more employment opportunities, incentivize local spending and activity,
stimulate economic growth, create a pedestrian-friendly shopping area and community, and
increase convenience for local residents and workers of the neighborhood. The revitalized
site will attract the interest of residents, and businesses as the area continues to be
revitalized. As such, the project will contribute to and strengthen the economic identity of
the surrounding area already within the Community Commercial designation.
7.

Charter Finding - City Charter Finding 556. When approving any matter listed in Section
558, the City Planning Commission and the Council shall make findings showing that the
action is in substantial conformance with the purposes, intent and provisions of the General
Plan. If the Council does not adopt the City Planning Commission’s findings and
recommendations, the Council shall make its own findings.
The project site is located within the Northridge Community Plan, which is one of 35
community plans comprising the Land Use Element of the General Plan. The Community
Plan designates the project site with the Medium Residential and Community Commercial
land use designations, which lists the following corresponding zones: R3, and CR, C2, C4,
RAS3, respectively. The site is presently zoned RA-1 (in consistent with the land use
designation) and C2-1VL (consistent with the land use designation).
As proposed, the amendment would re-designate the northern portion project site from
Medium Residential to Community Commercial, extend the Commercial Center "Special
Boundary”, and add the RAS4 Zone to be permitted only within the special boundary. The
Commercial Center "Special Boundary” is shown on the Northridge Community Plan for
commercially zoned properties along both sides of Reseda Boulevard north of Gresham
Street and extends to the southern portion of the project site. The requested zone and height
district change to (T)[Q]RAS4-1VL for the project site would be consistent with the adoption
of the recommended plan amendments. The development of the project represents an
opportunity to achieve the overarching goals of the Northridge Community Plan, which
include improving the function, design, and economic vitality of the commercial corridors.
As such, the proposed amendments would be in substantial conformance with the purpose,
intent, and provisions of the General Plan to strengthen the commercial and economic base
of the Community Plan area.

8.

Charter Finding - City Charter Finding 558. The proposed Amendment to the Northridge
Community Plan will be in conformance with public necessity, convenience, general welfare
and good zoning practice.
The proposed amendment to the Northridge Community Plan would re-designate a portion
of the project site from Medium Residential to Community Commercial, extend the special
boundary and introduce the RAS4 zone within the Commercial Center boundary. These
amendments, in conjunction with the requested zone change and height district change to
(T)[Q]RAS4-1VL, would allow for the construction of a four-story mixed-use building,
approximately 127,062 square-foot, with a proposed FAR of 1.89 to 1.
Public necessity, convenience and general welfare will be better served by adopting the
proposed General Plan Amendment and corresponding Zone and Height District Changes,
as they would allow the project to provide additional commercial floor area appropriate for
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the site's location in an area that is located within a half-block of CSUN’s west campus edge.
Further, the increased floor area allows the project to better serve the needs of the
community by conveniently offering a variety smaller commercial uses and apartments in
close proximity to transit and bike lanes. The project includes several recreational amenities
on all four floors for its residences and commercial uses which provide enough parking for
retail, a restaurant, a coffee shop, and/or fitness studios to activate the sidewalks and
capture foot traffic from the nearby bike lane, offices, and other multiple family residential.
The increased commercial activity in the area will allow more employment opportunities,
incentivize local spending and activity, create a pedestrian-friendly shopping area and
community, and increase convenience for local residents and workers of the neighborhood.
The revitalized site will attract the interest of student residents and businesses as the area
continues to thrive. The additional floor area is also in furtherance of good zoning practice
because it will be a better use of the site and will turn it into a focal point for community
activity and interaction, improve the general welfare of the community and the City, and
improve the design of the existing block while bringing a suite of modern amenities and
features. Nationally, the United States Post Office is relaxing long term leases to operate
out of smaller tenant spaces within shopping centers.
The project is in conformity with public necessity, convenience, general welfare and good
zoning practice because it includes substantial infrastructure improvements and public and
common open space. For example, the project will invest in the public realm by including
new pedestrian amenities, improved streetscapes, and open space for project residents.
The project would demolish an underutilized commercial space and surface parking lot,
building up the land to a high intensity mixed-use project. However the infill development is
expected to produce less traffic in comparison to the current post office use. Further, the
project includes a courtyard open to the south and will include 31 trees on site in addition to
street trees to be approved by the Urban Forestry Division of Public Works. These
investments in the ground floor experience and common open space for residents use will
promote pedestrian and bicycle linkages between the project and institutional uses in the
community.
In addition to this, the proposed general plan amendments, zone change, and height district
change are considered good zoning practice as the sites located directly to the west and
south are currently designated Regional Community Commercial. Thus, the requests herein
would create consistency within the surrounding area.
Entitlement Findings
9.

Vesting Zone Change, L.A.M.C. Sec. 12.32 Q: The recommended vesting zone change
is deemed necessary to protect the best interest of and assure a development more
compatible with the surrounding property or neighborhood; to secure an appropriate
development in harmony with the objectives of the General Plan; to prevent or
mitigate potential adverse environmental affects of the zone change; or that public
necessity, convenience or general welfare require that provisions be made for the
orderly arrangement of the property concerned into lots and/or that provisions be
made for adequate streets, drainage facilities, grading, sewers, utilities and other
public dedications and improvement.
As noted in Finding Nos. 1 and 2 above, the project complies with the General Plan Land
Use Designation as granted herewith. Furthermore, the project allows the site to secure an
appropriate development in harmony with the objectives of the General Plan, by retaining
the General Plan Land Use Designation, keeping a commercial use along the ground floor
of a commercial and transit corridor, and by providing a variety of housing options for diverse
economic needs in the population.
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The requested zone change and height district change from RA-1 and C2-1VL to
(T)[Q]RAS4-1VL for the construction of a 127,062 square-foot, four-story, 45-foot tall mixeduse development to include 128 residential units (student housing) and 5,725 square feet of
ground floor commercial uses, up to 240 subterranean parking spaces, and up to 157 bicycle
spaces. The total Floor Area Ratio (FAR) of the proposed development is 1.89 to 1.
In addition to this, the proposed general plan amendments, zone change, and height district
change are considered good zoning practice. Thus, the requests herein would create
consistency within the surrounding area with regards to height, bulk, massing and
circulation. Further, on December 7, 2016 the project was deemed complete and therefore
not subject to Measure JJJ.
Zone Change 12.32.C.2: The adoption of the proposed land use ordinance will be in
conformity with public necessity, convenience, general welfare and good zoning
practice.
Public necessity, convenience and general welfare will be better served by adopting the
proposed General Plan Amendments to Community Commercial within Commercial Center
which would permit RAS4 within the special boundary and corresponding Zone and Height
District Changes, as they would allow the project to provide additional floor area appropriate
for the site's location in an area that is transforming with the development of new residential,
commercial, and mixed-use land uses. Further, the increased floor area allows the project
to better serve the needs of the community by conveniently offering a variety of uses in close
proximity to transit and the university. The project includes ample common open space on
the second through fourth floors for the residents and for the public where the ground floor
commercial area activates the sidewalks and captures foot traffic. The increased
commercial activity in the area will allow some employment opportunities, incentivize local
spending and activity, create a pedestrian-friendly shopping area and community, and
increase convenience for local residents and workers of the neighborhood. The revitalized
site will attract the interest of residents, potential investors, and businesses as the area
continues to revitalize. The additional floor area is also in furtherance of good zoning
practice because it creates one cohesive development that can become a focal point for
community activity and interaction, improve the general welfare of the community and the
City, bringing a suite of modern amenities and features.
The project is in conformity with public necessity, convenience, general welfare and good
zoning practice because it includes substantial infrastructure improvements and public and
common open space. For example, the project will invest in the public realm by including
new pedestrian amenities, improved streetscapes, and public open space as the building is
setback from the sidewalk dedication. The mixed-use project will provide adequate parking
spaces to serve the proposed uses, both residential and commercial. These investments in
the ground floor experience will promote pedestrian and bicycle linkages between the
project, the regional transit system, and the greater community.
“T” and “Q” Classification Findings (LAMC 12.32.G and Q). 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. Such limitations 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 required actions. The
conditions that limit 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.

Case No. CPC-2015-3702-GPA-VZC-SPR

F-10

The project will provide a five-foot dedication along the Reseda Boulevard frontage to create
15-foot wide sidewalk with street trees, maintenance of the street lighting, and a driveway
apron prior to the issuance of any building permits all to be guaranteed by the Bureau of
Engineering, Urban Forestry Division of Street Services, Bureau of Street Lighting,
Department of Transpiration and the Fire Department through the "T” conditions. The project
has also been conditioned through "Q” conditions to for site development, use, density,
height and floor area which supports these findings. As such, the project complies with
LAMC Section 12.32, C, G and Q for Vesting Zone Changes.
10.

Site Plan Review Findings.
a. The project is in substantial conformance with the purposes, intent and
provisions of the General Plan, applicable community plan, and any applicable
specific plan.
The project site is located within the Northridge Community Plan. The adopted
Community Plan currently designates the subject property for Medium Residential and
Community Commercial land uses, corresponding to the R3, and CR, C2, C4, RAS3
respectively. The site is zoned RA-1 and C2-1VL, which is partly inconsistent with its
current land use designations. The applicant has requested a General Plan Amendment
to the Community Plan for a portion of the site from Medium Residential to Community
Commercial land use designation, to extend the Community Center (Special Boundary)
to the north to include the entire site, and to add the RAS4 Zone as a corresponding
zone to the Community Center boundary only, and a Zone Change and Height District
Change from RA-1 and C2-1VL to (T)[Q]RAS4-1VL. There will be approximately 25,000
cubic yards of dirt to be exported through a haul route. In conjunction with the requests
herein, the project would be in substantial conformance with the General Plan as it is
reflected within the Northridge Community Plan.
The project improves the existing site by developing a new mixed-use building while
maximizing the efficient use of the site by bringing a mix of commercial spaces to the
public street frontage. The project is designed to maximize the ground floor of the
building with the aforementioned commercial uses and improved streetscape adding to
and enhancing the pedestrian experience of the neighborhood. The residential use on
the upper levels of the building will much needed housing which will assist in the student
housing need created by the University. The entrance to the parking garage is accessed
through a one-driveway proposed at the north edge of the site. Though the project seeks
a zone change and height district change in order to achieve a floor are ratio of 1.89 to
1, the uses proposed are consistent with the policies to reinforce commercial
development, grow the economic base, and improve aesthetics.
The project has been designed with high quality architectural elements and will maintain
and improve the strong street wall along Reseda Boulevard with modern designs to
create a distinctive mixed-use building that will enhance the architectural diversity of this
commercial center. The project is compatible with the adjacent building to the north and
similar size with mixed-use a block to the southwest at 9423 Reseda Boulevard.
However, the detail to the pedestrian area along the street frontage for the project
exceeds the design of either comparison, as there is more attention given to this space.
The project provides for approximately 8,138 square feet of private open space and
17,387 square feet of common open space when currently the site provides for none.
According to the applicant, only 16,275 square feet of open space is required. Of the
new open space, approximately 4,069 square feet will be landscaped.
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The project includes 157 bicycle spaces. Of the bicycle parking, 136 are long term and
21 are short term spaces. This combined with the proximity to public transit options
could deter from vehicle trip and create a bicycle and pedestrian-friendly commercial
environment.
The condition requiring EV ready parking spaces (installed with chargers) will support
the adoption of low and zero emission transportation fuel sources by the project's
occupants and visitors. The condition requiring solar panels will support the
site's EV chargers and other site electrical uses to help reduce the site's dependence
on fossil fuels and carbon generating public utility electrical power. Taken together,
these conditions provide for the public welfare and public necessity by reducing the level
of pollution or greenhouse gas emissions to the benefit of the neighborhood and City in
response to General Plan Health and Wellness Element Policies 5.1 (reduce air
pollution), 5.7 (reduce greenhouse gas emissions); Air Quality Element policy 4.2.3
(ensuring new development is compatible with alternative fuel vehicles), 5.1.2 ( shift to
non-polluting sources of energy in buildings and operations); Mobility Element Policy
4.1 (expand access to transportation choices) and 5.4 (encourage adoption of low
emission
fuel
sources,
new
mobility
technology
and
supporting
infrastructure). The solar and EV conditions are also good zoning practice because they
provide a convenient service amenity to the occupants or visitors who use electric
vehicles and utilize electricity on site for other functions. These conditions allow the
project to improve the health, wellness, air and mobility of the neighborhood, but within
the context of the project's proposed density, uses, and features.
Therefore the project is in conformance with the purposes, intent and provisions of the
General Plan and Northridge Community Plan.
b.

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 in neighboring
properties.
The arrangement of the proposed development is consistent and compatible with
existing and future development in neighboring properties. The project site has a
frontage of approximately 240.26 feet along Reseda Boulevard and a 290.2 foot depth.
The site has an access easement along the eastern property line with the abutting lot
on the south. The existing leased post office building on site went through a Historic
Resource Assessment and was determined to be ineligible for individual listing under
any federal, state and local edibility criterion although listed on SurveyLA. The proposed
project involves the demolition of an existing post office building and surface parking lot
for the development of a new mixed-use facility. The completed project would consist
of a four-story, approximately 45-foot high, 127,062 square-foot, mixed-use
development, resulting in 128 residential units and 5,725 square feet of commercial
space and two levels of subterranean parking including 240 vehicle spaces and 157
bicycle spaces.
The following project elements were designed in a manner that is compatible with both
existing and future development of the surrounding area:
Height/Massing
The proposed building will be four stories and approximately 45 feet in height. With the
requested zone and height district change to (T)[Q]RAS4-1VL, the project is permitted
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to be built unlimited 50-foot height, but is limited to an FAR of 3 to 1. The total proposed
FAR for the building is 1.89 to 1, consistent with surrounding development.
Surrounding uses include a four-story 47-unit apartment building (with four unit set aside
for very low income) to the north on the corner in the R3-1 Zone, on the east fronting
Halstead Street is a two-story 39-unit apartment building and a three-story 37-unit
condominium fronting Plummer Street both in the R3-1 Zone, to the south and across
the street to the west are commercial shopping centers with surface parking lots in the
C2-1VL and P-1VL Zones, and to the southwest is a three-story office building. Beyond
the multiple-family to the east is the California State University, Northridge (CSUN).
While the building is taller than older existing commercial and residential development
in the immediate area, it is about the same height at the newer apartment building
abutting on the north.
Building Materials
The project employs a distinguishable and attractive building design by utilizing a variety
of building materials and distinctive architectural features to add visual interest and to
convey both the commercial and residential uses of the building. The first floor frontage
is almost all glass allowing for a visible commercial floor. There are vertical elements
and repetition of upper floors, yet vertical architectural projections provide interest to the
overall fa?ade rhythm. Smaller grid designs infill this framework, evoking a modern feel
to the building that complements the first floor, but sets it apart from the remaining levels
above.
Setbacks
The setbacks applicable to the project are established under LAMC Section 12.11.5.
The building frontages will be set back variable widths greater than the required 5-foot
minimum as the design allows for open areas to congregate along the west property
line. The north elevation is setback 30 feet to allow for ingress and egress compliant
with the Department of Transportation’s circulation condition. The rear yard (east
elevation) is set back 20 feet to allow for the fire lane. The south elevation is set back 5
feet. Therefore, the proposed setbacks for the project are consistent with the
requirements of the LAMC.
Parking & Loading Areas
The project is required to provide 182 residential parking spaces (51 spaces for less
than 3 habitable rooms, 69 spaces for 3 habitable rooms, and 62 for more than 3
habitable rooms) and 58 commercial parking spaces at a ratio of one space per 250
square feet of retail floor area, one space per 100 square feet of restaurant/coffee
shop/gym, and one space per 500 square feet of office space. Additionally the applicant
is providing a one residential long term bicycle stall for each unit (128 total), 13 short
term residential bicycle spaces, and 16 commercial bicycle spaces (8 short-term and 8
long-term) for a minimum total of 157 bicycle stalls.
The vehicular entry driveway has been designed to accommodate the loading area, just
past the garage entrance along the north property line. The applicant stated there is an
existing easement along the east property with the owners of the property abutting on
the south. This is shown as a designated Fire Lane on the Landscape Plan.
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Lighting & Building Signage
Lighting and signage will be provided per LAMC requirements. The project utilizes
pedestrian lighting to encourage and extend safe pedestrian activities into the evening.
Lighting would be shielded downward and/or away from adjacent uses, including lighting
for outdoor terraces. The use of pole-mounted lighting or floodlights is not anticipated,
according to the applicant. Project lighting would also include visible interior light
emanating from the ground-level commercial uses, architectural lighting to highlight
architectural features of the retained portions of the existing building, and decorative
lighting within the pedestrian plazas and seating areas. Additionally, the project is
conditioned to require outdoor lighting to shine downward, be installed with shielding,
and be directed onto the project site, so that the light source does not directly illuminate
any adjacent properties or the above night skies. As the parking area is completely within
two levels garage, vehicles or their operating headlights are not anticipated to be an
illumination concern on adjacent uses.
Visual clutter is reduced by placing signs so as not to obscure architectural elements or
interfere with building design. Project site signage would include building address
identification, commercial retail, wayfinding, and security markings. Commercial
Signage is unified across a single horizontal band and building design is such so as to
create a cohesive street frontage. As conditioned off-site commercial signage on
construction fencing during construction is prohibited. Commercial signage would
minimize glare from fixtures to compliment architectural features and reduce the
potential for light spillover, and no off-site signage is proposed.
Landscaping
Open space and landscaping opportunities are utilized on the site in open areas not
used for circulation, building, driveways, and parking. The project will add approximately
17,387 square feet of open space (only 16,275 square feet is required of the LAMC)
when currently the site provides for no open space. Open space amenities will include
61 private balconies, 32 trees, a courtyard (south facing pool), paseo, roof deck (fourth
floor interior and facing the courtyard), plaza, three fitness rooms (first, second, and third
floors north of the courtyard), and shower cabana (south of the proposed pool buffering
the courtyard from the commercial buildings on the south). The project will also provide
landscaping in a ground floor public space and on terraces on higher levels and will add
additional street trees to create a pleasant view and provide adequate shade for
pedestrians and bike lane uses. Planter boxes on the podium deck have been conditions
to be 48-inches in height to allow for development of mature trees which will provide
greater shade.
Trash Collection
All trash and recycling areas are conditioned to be enclosed and not visible to the public.
Trash collection will take place internal to the project site from the driveway on the north
side of the site.
As described above, 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 will be
compatible with existing and future development on adjacent and neighboring
properties.
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That any residential project provides recreational and service amenities in order
to improve habitability for the residents and minimize impacts on neighboring
properties.
The project provides several recreational and service amenities for the residents of the
project. The building provides a passive 1,142 square foot deck on the top floor (fourth
floor), three recreation rooms on the second through third floor, a 12,215 square foot
courtyard which includes a spa, pool, shower cabana, landscaped planters and
hardscape, all of which are recreational spaces for the residents. Additionally, about half
the units have private balconies (50 square feet each totaling 3,050 square feet).
Electronic Vehicle parking spaces will be provided onsite, which provides an opportunity
for a reduction of air pollutants and flexibility for parking usage, especially as a future
demand for electric vehicles is expected, providing a service amenity for the residents.
The neighborhood serving commercial along the frontage of the mixed-use building
could also service as an amenity as the building is set back from the sidewalk edge to
allow for seating within the public realm. As such, the project provides recreational and
service amenities to improve habitability for the residents and to minimize impacts on
neighboring properties.

Environmental Findings
11.

Environmental Finding. The City of Los Angeles adopted Mitigated Declaration, No. ENV2015-3703-MND, prepared for the project, and adopted a Mitigation Monitoring Program,
and made all mitigation measures enforceable conditions on the project. The decision
maker found, in its independent judgment, after consideration of the whole of the
administrative record, including the Mitigated Negative Declaration, No. ENV-2015-3703MND, as circulated on January 18, 2018, ("Mitigated Negative Declaration”), and all
comments received, with the imposition of mitigation measures, there is no substantial
evidence that the project will have a significant effect on the environment.

12.

Flood Insurance. The National Flood Insurance Program rate maps, which are a part of
the Flood Hazard Management Specific Plan adopted by the City Council by Ordinance No.
172,081, have been reviewed and it has been determined that this project is located in X
Zone (Outside the Flood Zone).

