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PROPOSED
PROJECT:

The proposed project is the construction of a three-story, approximate 12,839 square-foot, 
nine-unit multi-family development, with a maximum height of 35 feet, and one level of 
subterranean parking comprised of 17 parking spaces and 15 bicycle spaces. One parking 
space (disabled van parking space) is proposed to be located at grade at the rear of the site. 
The project includes new landscaping and approximately 1,300 square feet of an open space 
rooftop deck area. An existing one-story, three-unit triplex is proposed to be demolished and 
approximately 1,995 cubic yards of grading and export to occur. There are no trees on site.

REQUESTED
ACTION:

1. Determine based on the whole of the administrative record, the Project is exempt 
from CEQA pursuant to Public Resources Code Section 15332.

Pursuant to Los Angeles Municipal Code (LAMC) Section 12.32 F, a Zone Change 
from [Q]RD1.5-1 to [Q]R3-1.

2.

RECOMMENDED ACTIONS:

1. Determine based on the whole of the administrative record, the Project is exempt from CEQA pursuant 
to Public Resources Code Section 15332.

2. Disapprove the Zone Change request as filed;
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3. Approve and recommend that the City Council adopt a Zone Change from [Q]RD1.5-1 to (T)[Q]R3-1 
for the subject property, subject to the attached (T) and (Q) Conditions of Approval; and

4. Adopt the attached Findings.

VINCENT P. BERTONI, AICP 
Director of Planning

Blake Lamb, Principal City Planner Michelle Levy, Senior City Planner

^^arati^Mounsell^ity Planner
Marianrfe King, City Planning Associate 
Telephone: (818) 374-5059 
Email: marianne.king@lacity.org

ADVICE TO PUBLIC: * The exact time this report will be considered during the meeting is uncertain since there may be several 
other items on the agenda. Written communications may be mailed to the City Planning Commission Secretariat, 200 North Spring 
Street, Room 532, Los Angeles, CA 90012 (Phone No. 213-978-1300). While all written communications are given to the 
Commission for consideration, the initial packets are sent to the week prior to the Commission’s meeting date. If you challenge these 
agenda items in court, you may be limited to raising only those issues you or someone else raised at the public hearing agendized 
herein, or in written correspondence on these matters delivered to this agency at or prior to the public hearing. As a covered entity 
under Title II of the Americans with Disabilities Act, the City of Los Angeles does not discriminate on the basis of disability, and upon 
request, will provide reasonable accommodation to ensure equal access to this programs, services and activities. Sign language 
interpreters, assistive listening devices, or other auxiliary aids and/or other services may be provided upon reauest. To ensure 
availability of services, please make your request not later than three working days (72 hours) prior to the meeting by calling the 
Commission Secretariat at (213) 978-1300.
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PROJECT ANALYSIS

Project Summary

The proposed project is the demolition of a one-story, 2,000 square-foot three-unit residential 
building and the construction of a three-story, approximate 12,839 square-foot, nine-unit multi
family development, with a maximum height of 35 feet to the top of the building parapet (45 feet 
to the top of the stairwell as allowed per code), and one level of subterranean parking. Vehicle 
access to the site is proposed from the alley. A total of 17 parking spaces and 15 bicycle spaces 
will be provided. One parking space (disabled van parking space) will be located at grade level 
off the alley, at the rear of the site. The project includes new landscaping and approximately 
1,300 square feet of an open space rooftop deck area.

The entitlement request is for a zone change from the current zoning of [Q]RD1.5-1 to [Q]R3-1. 
The Van Nuys—North Sherman Oaks Community Plan designates the site for a Medium 
Residential land use with the only corresponding zone of R3. The proposed R3 Zone is consistent 
with the Community Plan Land Use designation and is in conformance with the General Plan. 
The "Q” Condition limits the height to 35 feet (except for roof structures), instead of 45 feet 
otherwise allowed under Height District 1. The project height also conforms to the [Q] condition 
height limit of 35 feet. A maximum FAR of 3:1 is allowed per the code. The project FAR is 
approximately 2.44:1. The R3 zone allows a density of one unit per 800 square feet of lot area. 
In this case, the subject site would allow for nine units (6,914 square feet plus 587 (% alley) = 
7,501/800 = 9.3 units).

Background

Subject Property

The subject site is a level, rectangular, interior, 6,914 square-foot through lot (to the alley), with 
an even width and depth of 58 feet and 118 feet respectively. The site is currently developed with 
a one-story, 2,000 square foot, three-unit residential triplex, built in 1949, proposed to be 
demolished. There are no trees on site. One street tree is located within the front parkway area.

The proposed project consists of a three-story, nine-unit multi-family building over one-level of 
subterranean parking, with a maximum height of 35 feet. Each floor will have three units and all 
units are proposed to be two-bedroom, two-bath. Vehicle access to the site is proposed from the 
alley (with no vehicle access from Magnolia Boulevard). A total of 17 parking spaces and 15 
bicycle spaces will be provided. One parking space (disabled van parking space) will be located 
at grade at the rear of the site. The main lobby entrance will be located along the Magnolia 
Boulevard frontage. The project includes new landscaping, a 1,318 square foot rooftop deck 
(common open space) located near the middle of the roof, as well as well as private open space 
(balconies and/or patios) for each unit.

In this case, a total of 1,125 square feet of open space (common and/or private) is required (125 
square feet of open space for each unit with three habitable rooms) thus the common open space 
roof deck at 1,318 square feet meets the open space requirement. As noted, the project will 
include private balconies and/or patios. Landscaped planters will be located around the rooftop 
deck area and along the front of the building with a front lawn area to extend to the sidewalk. The 
project proposes a 15-foot front yard setback (after two-foot dedication on Magnolia Boulevard), 
a five-foot rear yard setback, and six-foot side yards, consistent with the Los Angeles Municipal 
Code Zoning Code. The building is shown as a modern architectural design that is primarily a 
smooth off-white stucco, and includes wood and stone as contrasting vertical and horizontal
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elements to the front and side facade as well as the wood paneling element included on the rear 
of the building. As shown on the elevations, the balconies in front have an all glass railing.

Surrounding Properties

The subject site is located within the Van Nuys—North Sherman Oaks Community Plan area and 
has a Land Use designation of Medium Residential. The immediate area along Magnolia 
Boulevard is predominantly developed with multi-family buildings and zoned [Q]R3-1 and 
[Q]RD1.5-1. The subject property is located between RD1.5 zoned properties to the east (with 
land use designation of Low Medium II) and R3 zoned properties to the west (with land use 
designation of Medium Residential). North of the site and across the alley, properties are zoned 
R1-1 (with land use designation of Low Residential) and developed with one-story, single family 
dwellings.
turnaround/hammerhead area across from the site. The alley provides vehicle access to six of 
the single family properties that abut the alley and have frontages on McCormick Avenue and to 
the rear of the east adjoining apartment building, apparently used for trash pick-up as resident 
parking is accessed from Magnolia Boulevard. Of the four other multi-family properties that abut 
the alley, two take access from the alley (subject and corner property) with the larger apartment 
and condo complex taking access from Magnolia Boulevard. Properties to the east and west are 
developed with multi-family buildings, one-story over parking at grade and two- to three-story over 
semi-subterranean parking, respectively. Properties across Magnolia Boulevard to the south, are 
mostly two-story multi-family buildings.

The alley terminates at the east end of the subject property with a

The lots in the area are of level topography and developed with multi-family buildings of varied 
size and height. Most of the buildings were constructed circa 1950 and 1980. The 1950’s 
buildings are smaller and many have parking in front of the site. The 1980’s buildings are 
larger/taller, generally cover multiple lots and have parking at grade under the building. The west 
adjoining multi-family building (built in 1988) is a 28-unit condo complex of three stories over semi
subterranean parking, with a maximum height of 36 feet per Building and Safety Records, 
therefore the subject project at 35 feet and three stories with one level of subterranean parking 
will be similar in height to the west adjoining property.

Street Designations

Magnolia Boulevard is an Avenue II per the City’s Mobility Plan 2035, with a designated right-of- 
way-width of 86 feet and a designated roadway width of 56 feet and is improved with asphalt 
roadway, curb, and gutter. The project plans show a two (2) foot dedication along Magnolia 
Boulevard.

The public alley is improved to a width of 20 foot with a center berm and with a turnaround area 
to the north of the site’s property line.

Related On-Site Cases

CPC-1986-784-GPC: On June 28, 1992, Ordinance No. 167,939 (Area 8-Sub Area103) was 
established, changing the zone from R3-1 to [Q]RD1.5-1 with the "Q” condition limiting the height 
to 35 feet except for roof structures. It should be noted that Van Nuys-North Sherman Oaks 
Community Plan was last updated in 1998, reflecting a land use designation of Medium 
Residential in lieu of Low Medium II for the subject property.

Related Off-Site Cases

None
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Reports/Letters Received:

At the time of the preparation of this report, no correspondence was received from the Bureau of 
Engineering regarding necessary public improvements. As a result, the standard "T” Tentative 
conditions have been recommended related to Engineering’s requirements, including but not 
limited to, street dedication and improvements. The submitted plans show a two-foot dedication 
along the Magnolia Boulevard frontage.

Bureau of Street Services, Urban Forestry Division - Responded in a memo dated December 29, 
2017, with a standard recommendation that street trees be planted and remove any existing trees 
within dedicated or proposed dedicated streets and that all street trees shall be brought up to 
current standards. No specific street tree detail was provided pertaining to the project site.

Hearing Officer Comments

A hearing was conducted on December 22, 2017 to gather public testimony on behalf of the South 
Valley Area Planning Commission for the Zone Change. Six adjacent single family residents 
spoke in opposition of the project. In summary, the main concerns were regarding the project 
height, loss of privacy, and that the alley is too narrow to use for access to the site. One letter 
was received in support of the project from a nearby property owner. A letter was received by the 
Sherman Oaks Neighborhood Council (SONC) stating they have not reviewed the project yet and 
request this not go to the Area Planning Commission until they have reviewed and provided a 
formal recommendation. A subsequent letter from the SONC Planning and Land Use Committee, 
dated January 19, 2018, stated that the project was approved in concept however requested that 
the applicant come back to the committee with a landscape plan and redesigned third floor that 
has a continuous ten foot setback from the north edge of the second floor from east to west, and 
that the setback may be used as a balcony/deck or a roof.

On February 9, 2018, revised plans were received with a third floor setback of two to three feet 
and reduction of window size and removal of all the balconies at the rear of the building on the 
third floor. Also, the wood design element on the front of the building was added to the rear.

With respect to concerns raised at the public hearing and from the Neighborhood Council, staff 
visited the area, conducted additional research, and makes note of the following:

Alley - The subject alley is a standard 20-foot wide alley except there are four utility poles on the 
south side of the alley that appear to encroach in the alleyway. This does not appear it would 
result in the inability of accommodating opposing traffic in the alley. However, on trash pick-up 
days, when there are trash and recycling containers left out (as observed on the north side of the 
alley), this would likely mean one vehicle may have to find a space to yield and let another vehicle 
pass by in the opposing direction. Staff confirmed with Department of Transportation that if 
presented with the option, they would always recommend access be taken off an alley or side 
street instead of a major boulevard. Staff believes that given that the alley is not heavily used 
(i.e. it is not a through alley and there is a limited number of users at any one time), requiring 
access from Magnolia Boulevard does not appear warranted. It is also the case that by preventing 
curb and driveway cuts on Magnolia Boulevard, street parking (approximately room for four cars) 
can be maintained in front of the property. The single family properties on the south side of 
McCormick Street also have no driveway cuts on that side except for the one corner property.

Height - The "Q” condition limits the height to 35 feet (except for permitted rooftop projections), 
which is what is proposed. With respect to scale, the west adjoining condominium building, built 
in 1988, is 36 feet in height per building records and is three story over a parking at semi
subterranean grade (approximately three feet below grade).
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Privacy - Privacy concerns were raised from the single family residents across the alley from the 
site. The SONC recommended that there be a 10-foot building stepback at the rear of the building 
facing the alley, and that this space could be used for a balcony or roof. The applicant submitted 
revised plans with a two and three foot stepback at the rear plus removal of the third floor 
balconies and a reduction in the window size facing north. Staff supports the revised plans as it 
appears to sufficiently address the privacy concerns without taking out a significant amount of 
living space for the apartment. It should also be noted that the alley provides an additional 20 
plus feet of separation between the multi-family and single family properties. Staff also observed 
significant tall mature landscaping (hedges and trees) at the rear of many of the single family 
properties and some with tall fencing.

Parking/Traffic - The project is providing two more parking spaces than the code requires as three 
of the units have three habitable rooms where 1.5 space per unit is required verses 2 spaces for 
over three habitable rooms. Additionally, no guest spaces are required per code however the 
front of the site would allow for street parking due to no driveway cuts. Up to 10 percent of the 
required parking can be replaced with bike parking which the applicant is replacing with only one 
space with bike parking in addition to providing code required bike parking for the apartment units. 
As such, the project will be providing 17 parking spaces and 15 bike spaces. With respect to 
traffic concerns, per ITE Trip Generation Counts for a mid-rise apartment (three to ten story) with 
9 units, the project would result in an increase of 15 daily trips with two a.m. peak hour and one 
p.m. peak hour trips. As such, the increase of trips the project would create is minimal and does 
not exceed a threshold where additional study would be required. (i.e. 42 peak trips or 500 daily 
trips).

Zoning - The corresponding zone of R3 is the only zone designated for the subject Medium 
Residential land use designation, meaning, there is not an optional corresponding zone with a 
lower density. Also, it should be noted that the current zoning of the property would allow a by
right project of the same size and height or potentially a greater height could be allowed with a 
density bonus project without addressing the privacy concerns that have been raised. As the 
project consists of less than 10 dwelling units, it would not trigger the requirements of Measure 
JJJ.

It should be noted that staff had requested a revised landscape plan that is consistent with the 
project and to show open space amenities on the plans, which have not been received to date. 
Lastly, based on the plans, residents will have to bring their trash down to an interior trash room 
in the basement. The applicant confirmed that the exterior trash location at the rear of the site 
will be used only for trash day pick-up.

Conclusion

The proposed three-story, nine-unit residential building will fit in well with the adjacent multi-family 
buildings and is consistent with the Van Nuys-Sherman Oaks Community Plan land use 
designation of Medium Residential. The project has also been modified to address some of the 
nearby homeowners concerns with respect to privacy. The project will provide additional needed 
housing for the area and will enhance the appearance of the block face with a new modern 
designed building. The sidewalk area will be widened and improved with the two-foot dedication 
as well.

Based on the information submitted, the surrounding uses, the input received from the community 
and SONC Neighborhood Council, and modifications made with respect to enhancing privacy to 
the north abutting single family properties, conformance with the public necessity, convenience, 
general welfare, good zoning practice, and the project’s proposed compliance with the Van 
Nuys—North Sherman Oak Community Plan Land Use designation, the Department of City
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Planning is recommending that the South Valley Area Planning Commission approve the 
requested entitlements, as conditioned herewith.
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[Q] QUALIFIED CONDITIONS OF APPROVAL

Pursuant to Section 12.32-G of the Los Angeles Municipal Code ("LAMC”), the following 
limitations are hereby imposed upon the use of the subject property, subject to the "Q” Qualified 
classification.

A. Development Conditions:

1. Use. The use of the subject property shall be limited to those uses permitted in the R3-1 Zone 
as defined in Section 12.10 of the L.A.M.C.

2. Density. A maximum of nine (9) residential dwelling units.

3. Height. The building height, to the top of the parapet, shall not exceed 35 feet except for 
rooftop projections (e.g. stairwells, elevators) as allowed per Section 12.21.1 of the LAMC and 
Ordinance No. 167,939, Area 8, Subarea 103.

4. Plans. The use and development of the property shall be in substantial conformance with the 
Site Plan, Floor Plans, and Building Elevations (Exhibit "A”, stamped date February 9, 2018) 
of the subject case file. Deviations may be allowed in order to comply with provisions of the 
Municipal Code, the subject conditions, and the intent of the subject permit authorization.

Parking. Automobile and bicycle parking shall be provided on-site as required by LAMC 
Sections 12.21 A.4 and 12.21 A.16, respectively.

5.

6. Landscape Plans. All open areas not used for buildings, driveways, parking areas, 
recreational facilities or walks shall be attractively landscaped, including an automatic 
irrigation system, and maintained in accordance with a landscape plan prepared by a licensed 
landscape architect or licensed architect and submitted for approval to the Department of City 
Planning.

7. Roof Top Deck. A minimum 1,318 square foot rooftop deck area shall be provided as shown 
on Exhibit "A,” located near the center of the roof and surrounded with landscape planters.

Common Open Space. Common open space areas, such as the rooftop deck, shall 
incorporate recreational amenities such as spas, picnic tables, benches, barbecue areas and 
sitting areas.

8.

Common Open Space Landscaping. A minimum of 25 percent of the common open space 
area shall be planted with ground cover, shrubs or trees. At least one 24-inch box tree for 
every four dwelling units shall be provided on site and may include street trees in the 
parkway. For a surface area not located directly on finished grade that is used for common 
open space, and located at ground level or the first habitable room level, shrubs and/or trees 
shall be contained within permanent planters at least 30-inches in depth, and lawn or ground 
cover shall be at least 12-inches in depth. All required landscaped areas shall be equipped 
with an automatic irrigation system and be properly drained.

9.

10. Utility Equipment/Structures. Above ground utility structures, such as transformer vaults, 
shall be located at the rear of the building and designed so they are integrated with the color, 
texture, architecture and/or landscaping of the project. Utility meters shall be located at the 
side or rear of the building or in landscaped areas and out of the line-of-sight from or 
sidewalks.
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11. Rooftop Equipment. Rooftop equipment such as air conditioning units, antennas and 
communication equipment, mechanical equipment, and vents shall be screened from viewed 
from the public right-of-way and adjacent properties.

B. Administrative Conditions:

12. Approval, Verification, and Submittals. Copies of any approvals, guarantees, or verification 
of consultations, review or approval, plans, etc., as may be required by the subject conditions, 
shall be provided to the Planning Department for placement in the subject case file.

13. Code Conformance. Area, height and use regulations of the zone classification of the subject 
property shall be complied with, except where herein conditions are more restrictive.

14. Covenant. Prior to the issuance of any permits relative to this matter, an agreement 
concerning all the information contained in these conditions shall be recorded in the County 
Recorder’s Office. The agreement shall run with the land and shall be binding on any 
subsequent property owners, heirs or assign. The agreement must be submitted to the 
Planning Department for approval before being recorded. After recordation, a copy bearing 
the Recorder’s number and date shall be provided to the Planning Department for attachment 
to the file.

15. Definition. Any agencies, public officials or legislation referenced in these conditions shall 
mean those agencies, public officials, legislation or their successors, designees or 
amendment to any legislation.

16. Enforcement. Compliance with these conditions and the intent of these conditions shall be 
to the satisfaction of the Planning Department and any designated agency, or the agency’s 
successor and in accordance with any stated laws or regulations, or any amendments thereto.

17. Building Plans. Page one of the grants and all the conditions of approval shall be printed on 
the building plans submitted to the City Planning Department and the Department of Building 
and Safety.

18. Project Plan Modifications. Any corrections and/or modifications to the Project plans made 
subsequent to this grant that are deemed necessary by the Department of Building and Safety, 
Housing Department, or other Agency for Code compliance, and which involve a change in 
site plan, floor area, parking, building height, yards or setbacks, building separations, or lot 
coverage, shall require a referral of the revised plans back to the Department of City Planning 
for additional review and final sign-off prior to the issuance of any building permit in connection 
with said plans. This process may require additional review and/or action by the appropriate 
decision making authority including the Director of Planning, City Planning Commission, Area 
Planning Commission, or Board.

19. Indemnification. 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 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 the City’s processing and approval of the entitlement, including but not

a.

b.
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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.

c.

d.

e.

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

The City shall have the sole right to choose its counsel, including the City Attorney’s office 
or outside counsel. At its sole discretion, the City may participate at its own expense in the 
defense of any action, but such participation shall not relieve the applicant of any obligation 
imposed by this condition. In the 
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.

event the Applicant fails to comply with this

For purposes of this condition, the following definitions apply:

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

"Action” shall be defined to include suits, proceedings (including those held under 
alternative dispute resolution procedures), claims, or lawsuits. Actions 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.
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CONDITIONS FOR EFFECTUATING (T) 
TENTATIVE CLASSIFICATION REMOVAL

Pursuant to Section 12.32 G of the Municipal Code, the (T) Tentative Classification shall be 
removed by the recordation of a final parcel or tract map or by posting of guarantees through the 
B-permit process of the City Engineer to secure the following without expense to the City of Los 
Angeles, with copies of any approval or guarantees provided to the Department of City Planning 
for attachment to the subject planning case file.

1. Dedication(s) and Improvement(s). Prior to the issuance of any building permits, public 
improvements and dedications for streets and other rights-of-way adjoining the subject 
property shall be guaranteed to the satisfaction of the Bureau of Engineering, Department of 
Transportation, Fire Department (and other responsible City, regional and federal 
government agencies, as may be necessary).

Installation of tree wells with root barriers and plant street trees satisfactory to the City 
Engineer and the Urban Forestry Division of the Bureau of Street Services. Some tree 
removal in conjunction with the street improvements may require Board of Public Works 
approval. The applicant should contact the Urban Forestry Division for further information at 
(213) 847-3077.

2.

3. Responsibilities/Guarantees.

a. As part of early consultation, plan review, and/or project permit review, the 
applicant/developer shall contact the responsible agencies to ensure that any necessary 
dedications and improvements are specifically acknowledged by the applicant/developer.

b. Prior to issuance of sign-offs for final site plan approval and/or project permits by the 
Planning Department, the applicant/developer shall provide written verification to the 
Planning Department from the responsible agency acknowledging the agency's 
consultation with the applicant/developer. The required dedications and improvements 
may necessitate redesign of the project. Any changes to project design required by a 
public agency shall be documented in writing and submitted for review by the Planning 
Department.

Construction of necessary sewer facilities to the satisfaction of the Bureau of Engineering. 
All Sewerage Facilities Charges and Bonded Sewer Fees are to be paid prior to obtaining a 
building permit.

4.

Construction of necessary drainage facilities to the satisfaction of the Bureau of Engineering.5.

Construction of tree wells and planting of street trees and parkway landscaping to the 
satisfaction of the Street Tree Division of the Bureau of Street Maintenance.

6.

7. Preparation of a parking area and driveway plan to the satisfaction of the appropriate Valley 
District Office of the Bureau of Engineering and the Department of Transportation. The 
driveway, parking and loading area(s) shall be developed substantially in conformance with 
the provisions and conditions of the subject Department of Transportation authorization. 
Emergency vehicular access shall be subject to the approval of the Fire Department and 
other responsible agencies.

8. Installation of street lights to the satisfaction of the Bureau of Street Lighting.
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9. Preparation of a plot plan to the satisfaction of the Fire Department.

10. Making any necessary arrangements with the appropriate cable television franchise holder 
to assure that cable television facilities will be installed in City rights-of-way in the same 
manner as is required of other facilities, pursuant to Municipal Code Section 17.05N, to the 
satisfaction of the Department of Telecommunications.

11. Police Department. Preparation of a 'plot plan in conformance with the Design Out Crime 
Guideline Booklet and guidelines defined in the Crime Prevention Through Environmental 
Design (CPTED) handbook to mitigate impacts on police services. Police recommendations 
may include but are not limited to secured parking, security fencing, security lighting, 
information signs, building design and landscaping to reduce places of potential 
concealment. The plans shall be to the satisfaction of LAPD Crime Prevention Section 
Personnel.

12. Notice: Prior to issuance of a clearance letter by the Bureau of Engineering, all engineering 
fees pertaining to Ordinance No. 176,077 adopted by the City Council, must be paid in full at 
the Development Services Division office.

13. Notice: Certificates of Occupancy for the subject property will not be issued by the City until 
the construction of all the public improvements (streets, sewers, storm drains, etc.), as 
required herein, are completed to the satisfaction of the City Engineer.

14. Covenant. Prior to the issuance of any permits relative to this matter, an agreement 
concerning all the information contained in these conditions shall be recorded by the property 
owner in the County Recorder's Office. The agreement shall run with the land and shall be 
binding on any subsequent owners, heirs or assigns. Further, the agreement must be 
submitted to the Planning Department for approval before being recorded. After recordation, 
a copy bearing the Recorder's number and date must be given to the City Planning 
Department for attachment to the subject file.

15. Recreation and Parks. Per Section 12.33 of the Los Angeles Municipal Code, the applicant 
shall dedicate land for park or recreational purposes or pay the applicable Quimby fees for 
the construction of condominiums, or Recreation and Park fees for construction of apartment 
buildings.
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FINDINGS

General Plan/Charter Findings

1. General Plan Land Use Designation. The subject property is located within the Van Nuys - 
North Sherman Oaks Community Plan which was last updated and adopted by the City 
Council on September 9, 1998. The Community Plan designates the subject property for 
Medium Residential land use, with the corresponding zone of R3. The proposed zone change 
to (T)[Q]R3-1 is consistent with the land use designation in the Community Plan and is 
therefore in substantial conformance with the purposes, intent and provisions of the General 
Plan as reflected in the adopted Community Plan.

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

GOAL 1: A SAFE, SECURE, AND HIGH QUALITY RESIDENTIAL ENVIRONMENT FOR ALL 
ECONOMIC, AGE, AND ETHNIC SEGMENTS OF THE COMMUNITY.

Objective 1-1: To provide for the preservation of existing housing and for the 
development of new housing to meet the diverse economic and physical 
needs of the existing residents and projected population of the Plan area 
to the year 2010.

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

Policy 1-1.2: Protect existing single family residential neighborhood from new, out 
of scale development.

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

Objective 1-2: To locate new housing in a manner which reduces vehicular trips and 
makes it accessible to services and facilities.

Policy 1-2.1: Locate higher residential densities near commercial centers, light rail 
transit stations, and major bus routes where public service facilities 
and utilities will accommodate this development.

Objective 1-3: To preserve and enhance the varied and distinct residential character and 
integrity of existing single and multi-family neighborhoods.

Policy 1-3.1: Require a high degree of architectural compatibility with articulated 
landscaping for new in-fill development to protect the character and 
scale of existing residential neighborhoods.

Objective 1-5: To promote and ensure the provision of adequate housing for all persons 
regardless of income, age, or ethnic background.

Policy 1-5.1: Promote greater individual choice in type, quality, price, and 
location of housing.
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The proposed project will meet the above objectives and policies by providing additional 
housing at an appropriate density and location to meet the plan area’s needs, matching the 
density that was envisioned for this area by the Community Plan’s Medium Residential land 
use designation.

The project will provide new modern style multi-family units located on a busy boulevard. 
Magnolia Boulevard is served by Metro Bus No. 183 and the project site is located in between 
two major transportation corridors in the San Fernando Valley, Van Nuys Boulevard, which is 
approximately % mile east of the site, and Sepulveda Boulevard, which is a little over % mile 
to the west. The project is within walking distance to the neighborhood commercial corners 
at Kester Avenue and Magnolia Boulevard as well as to the commercial businesses on Van 
Nuys Boulevard. As such, the project location can serve to help reduce vehicle trips to and 
from the site.

The project will be compatible with the existing neighborhood land use and character, which 
on Magnolia Boulevard is predominately two and three story multi-family buildings. The 
project has been revised to address privacy concerns raised by the single family home owners 
across the alley, north of the site, by stepping back the rear of the building two to three feet 
on the third floor level and by removing the third floor balconies facing north, and reducing the 
size of the windows. Additionally, articulation and building design elements proposed for the 
front of the building, have been added to the rear fa?ade as well.

The Plan also sets standards for Urban Design, coupled with the Residential Citywide Design 
Guidelines, which include the need for a pedestrian entrance at the front of each project, 
consistent front setbacks with adjacent properties, and for a building design of quality and 
character. The submitted site plan and building plans are consistent with these design 
standards, and the building frontage has been designed with a pedestrian entrance and a 
fifteen-foot front yard setback. In addition, the parking will be subterranean and accessed from 
the rear of the site, resulting in a more attractive project as viewed from the street, with housing 
at grade instead of parking and allowing for a fully landscaped front yard setback. The building 
design includes complementary building materials on the fa?ade, such as stone and a vertical 
wood elements, as well as building articulation that will enhance the appearance of the 
building and neighborhood.

Therefore, as proposed and conditioned herein, the development meets the objectives of the 
Community Plan, is permitted in the R3 Zone, and is consistent with the General Plan Land 
Use designation.

Entitlement Findings

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

The recommended zone change is in conformance with the public necessity, convenience, 
general welfare or good zoning practice in that the proposed (T)[Q]R3-1 zone is consistent 
with the Community Plan Medium Residential Land Use designation and consistent with the 
"Q” condition which limits the building height to 35 feet. The project is conveniently located 
within close proximity to bus lines and within walking distance to commercial areas. As an 
infill project, there will be adequate access to existing City services and infrastructure. The 
project will provide new modern style two-bedroom apartments and will provided additional 
housing units for the area. The immediate area along Magnolia Boulevard is developed with 
two- and three-story multi-family buildings and is adjacent to a three-story condominium 
building of the same height. The project has also been designed to be compatible with the 
single family neighborhood to the north.
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The action, as recommended, has been made contingent upon compliance with the "(T)” and 
"[Q]” conditions imposed herein. Such limitations are necessary to protect the best interests 
of, and to assure a development more compatible with, surrounding properties, 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.

CEQA Findings

4. Environmental

DETERMINED based on the whole of the administrative record, that the Project is exempt 
from CEQA pursuant to CEQA Guidelines, Section 15332 (Class 32 - Infill Development), and 
there is no substantial evidence demonstrating that an exception to a categorical exemption 
pursuant to CEQA Guidelines, Section 15300.2 applies
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PUBLIC HEARING AND COMMUNICATIONS

Summary Public Hearing

The public hearing for the requested zone change was held at the Marvin Braude Constituent 
Service Center on December 22, 2017. The hearing was attended by the applicant, applicant’s 
architect/representative, and approximately ten people from the community.

The applicant representative described the project as a nine-unit, three story apartment building 
over one level of basement parking with a modern, contemporary design and an open space roof 
deck. Three units are proposed for each floor, approximately 900 to 1,300 square feet per unit. 
A two-foot dedication will be required along the Magnolia Boulevard. The project height would be 
34 feet six inches. Seventeen parking spaces will be provided with four bike spaces in lieu of the 
eighteenth parking space as allowed per code. The architect noted the project complies with all 
the code requirements including the height, density, and open space requirement.

Staff requested a revised landscape plan that is consistent with the project, a detailed roof plan 
(showing all roof equipment), and more information on how trash will be disposed at each floor, 
and to show open space amenities on the plans.

Six residents, all from the single family properties across the alley, spoke in opposition to the 
request with the following comments:

Concerned with height
Not enough parking for the project
Alley is too narrow
Trash trucks have to back in to get trash from alley
Exposed HVAC’s, need screening
Concern with construction impacts, noise, traffic
Alley is too narrow, don’t want project to have access from alley - our garages are off the 
alley
Concern with SFD property values because of apartment building 
Building is too high, will have no privacy
There are three story buildings in the neighborhood but on much larger lots
Alley access too narrow
Concern with property values
Privacy is a concern with the rooftop deck
Too dense
Will block natural light
Lived here for 15 years, project will result in a loss of my privacy
Will hurt property value, increase in traffic, alley is too narrow for trash pick up
There are vacant lots all around, why can’t they build somewhere else?
Building is too tall
Biggest concern is my privacy and property value, they will be able to look into my rear 
yard
Is three units now, why can’t they do six units with two stories and a roof deck?
I live in the SFD behind the project, we have small trees, project is too high, will have no 
privacy
Alley is too narrow, is needed for access for trash pick up 
Will add too much traffic
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The applicant representative responded with the following:

The roof deck will be setback from the edge of the roof, approximately 45 feet from the 
alley, and there will be a 5-foot wide planter around it - if standing 20 feet away from the 
property line, cannot see directly down, will be more out instead of down 
Trash will be contained inside the building, same as next door, trash pick-up will be from 
the alley
1st floor is one foot above grade for drainage 
DOT approved access, will require DOT approval
There will be only two units with balconies facing the alley, one on the second level and 
one on the third level.
Discussed shade impacts to the north will be minimal

Correspondence Received:

January 19, 2018 from the Sherman Oaks Neighborhood Planning and Land Use (PLUM) 
Committee that the project was approved in concept and request that the applicant come back to 
PLUM with a landscape plan and a redesigned third floor that has a continuous ten foot setback 
from the north edge of the second floor from east to west and that this setback may be used as a 
balcony/deck or a roof.

February 14, 2018 e-mail from Nuno Malo (cc’d Neighborhood Council) stating he and his 
neighbors are opposed to the revised plans with just a 2 and 3 foot stepback at the rear, that the 
Neighborhood Council PLUM Committee conditionally approved the project with at least a 10-foot 
stepback and to remove the balconies at the rear. It was stated that the 2 to 3 foot stepback does 
not address the neighbor’s concerns, that the building will practically hover over their houses and 
yards and reduce property values and damage their quality of life in general.
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PLANS
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1st Story Stair 372 SF
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EXHIBIT C

RADIUS MAP
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ENVIRONMENTAL CLEARANCE



CITY OF LOS ANGELES
OFFICE OF THE CITY CLERK 

200 NORTH SPRING STREET, ROOM 360 
LOS ANGELES, CALIFORNIA 90012

CALIFORNIA ENVIRONMENTAL QUALITY ACT

COUNTY CLERK’S USE CITY CLERK’S USE

NOTICE OF EXEMPTION
(California Environmental Quality Act Section 15062)

Filing of this form is optional. If filed, the form shall be filed with the County Clerk, 12400 E. Imperial Highway, Norwalk, CA 90650, 
pursuant to Public Resources Code Section 21152 (b). Pursuant to Public Resources Code Section 21167 (d), the filing of this notice 
starts a 35-day statute of limitations on court challenges to the approval of the project. Failure to file this notice with the County Clerk 
results in the statute of limitations being extended to 180 days.__________________________________________ ______________________
LEAD CITY AGENCY COUNCIL DISTRICT
City of Los Angeles Department of City Planning 4

PROJECT TITLE 
APCSV-2017-894-ZC

LOG REFERENCE 
ENV-2017-895-CE

PROJECT LOCATION
14719 - 14723 West Magnolia Blvd.

DESCRIPTION OF NATURE, PURPOSE, AND BENEFICIARIES OF PROJECT:
Construction of a 3-story, 9-unit apartment building with one level subterranean parking

NAME OF PERSON OR AGENCY CARRYING OUT PROJECT, IF OTHER THAN LEAD CITY AGENCY:

CONTACT PERSON
Adam Moloudi & Simon Tolouie Moloudi

AREA CODE |TELEPHONE NUMBER | 
310-251-1555

EXT.

EXEMPT STATUS: (Check One)

STATE CEQA GUIDELINES CITY CEQA GUIDELINES

Sec. 15268MINISTERIAL Art. II, Sec. 2b

DECLARED EMERGENCY Sec. 15269 Art. II, Sec. 2a (1)

EMERGENCY PROJECT Sec. 15269 (b) & (c) Art. II, Sec. 2a (2) & (3)

CATEGORICAL EXEMPTION Sec. 15300 et seq. Art. Ill, Sec. 1

Class Category (City CEQA Guidelines)32

OTHER (See Public Resources Code Sec. 21080 (b) and set forth state and City guideline provision.

JUSTIFICATION FOR PROJECT EXEMPTION: In-fill development meeting the conditions described in this section, (a) The project is consistent with the 
applicable general plan designation and all applicable general plan policies as well as with the applicable zoning designation and regulations, (b) The proposed development 
occurs within city limits on a project site of no more than five acres substantially surrounded by urban uses, (c) The project site has no value as habitat for endangered, rare or 
threatened species, (d) Approval of the project would not result in any significant effects relating to traffic, noise, air quality, or water quality, (e) The site can be adequately
served by all required utilities and public services._________________________________________________________________________________________________________
IF FILED BY APPLICANT, ATTACH CERTIFIED DOCUMENT ISSUED BY THE CITY PLANNING DEPARTMENT STATING THAT 
THE DEPARTMENT HAS FOUND THE PROJECT TO BE EXEMPT.

TITLE
City Planning Associate

DATE
9/15/17

FEE: RECEIPT NO. 
0102094551

REC’D. BY 
Graciela Acosta

DATE
3/7/17$2,280.00

8DISTRIBUTION: (1) County Clerk, (2) City Clerk, (3) Agency Record 
Rev. 11-1-03 Rev. 1-31-06 Word

IF FILED BY THE APPLICANT:

NAME (PRINTED) SIGNATURE

DATE



DEPARTMENT OF 
CITY PLANNING

EXECUTIVE OFFICES
200 N. Spring Street, Room 525 Los Angeles, CA 90012-4801City of Los Angeles

CaliforniaCITY PLANNING COMMISSION
VINCENT P. BERTONI, AICP 

director 

(213) 978-1271
DAVID H. J. AMBROZ 

president
^tps 
p>-~-

%.
renee dake wilson

vice-president KEVIN J. KELLER, AICP
EXECUTIVE OFFICER

(213) 978-1272Caroline choe 
vahid khorsand

JOHN W. MACK
samantha millman 

marc mitchell 
veronica padilla-campos

DANA M. PERLMAN

'l
lisa m. webber, aicp

DEPUTY DIRECTOR

(213) 978-1274eric garcetti
mayor

rocky wiles
commission office manager 

(213) 978-1300

http://planning.lacity.org

JUSTIFICATION FOR PROJECT EXEMPTION 
CASE NO. ENV-2017-895-CE

On September 15, 2017, the Planning Department determined that the City of Los Angeles 
Guidelines for the implementation of the California Environmental Quality Act of 1970 and the 
State CEQA Guidelines designate the subject project as Categorically Exempt under Article III, 
Section 1, Class 32, Case No. ENV-2017-895-CE.

A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and 
meets the following criteria:

(a) The project is consistent with the applicable general plan designation and all applicable 
general plan policies as well as with the applicable zoning designation and regulations; 
The proposed development occurs within city limits on a project site of no more than five 
acres substantially surrounded by urban uses;
The project site has no value as habitat for endangered, rare or threatened species; 
Approval of the project would not result in any significant effects relating to traffic, noise, 
air quality, or water quality; and
The site can be adequately served by all required utilities and public services.

(b)

(c)
(d)

(e)

The project is the construction of a three-story, approximate 14,156 square-foot, 9-unit multi
family development, with a maximum height of 35 feet, and one level of subterranean parking. 
Vehicle access to the parking area will be provided from the alley. A main lobby entrance will be 
located along the Magnolia Boulevard frontage. The project will consist of two bedrooms/two- 
bath units. A total of 17 parking spaces and 15 bicycle spaces will be provided. One parking 
space (disabled van parking space) will be located at grade off at the rear of the site. The project 
includes new landscaping and approximately 1,300 square feet of an open space rooftop deck 
area.

The existing one-story, 2,000 square foot, three-unit residential triplex, built in 1949, will be 
demolished. There are no trees on site. An estimated 1,995 cubic yards of grading will occur 
(cut and export). The entitlement request is for a zone change from [Q]RD1.5-1 to [Q]R3-1. As 
the proposed 9-unit multi-family development will replace an existing 3-unit residential triplex on 
a multiple family zoned lot, the project is characterized as in-fill development, therefore the project 
qualifies for the Class 32 Categorical Exemption.

The site is zoned [Q]RD1.5-1 and has a General Plan Land Use Designation of Medium 
Residential with corresponding zone of R3. The "Q” Condition limits the height to 35 feet instead 
of 45 feet otherwise allowed under Height District 1. As shown in the case file, the project is

http://planning.lacity.org


ENV-2017-895-CE

consistent with the applicable Van Nuys-North Sherman Oaks Community Plan designat ion and 
policies and all applicable zoning designations and regulations. The subject site is wholly within 
the City of Los Angeles, on a site that is approximately 6,914 square feet (less than one 
acre). The immediate area along Magnolia Boulevard is predominantly developed with multi
family buildings and zoned [Q]R3-1 and [Q]RD1.5-1. North of the site, properties are zoned R1- 
1 and developed with single family dwellings. The alley to the north of the site separates the 
multi-family and single family properties. The adjacent properties to the east and west are 
developed with multi-family buildings, one-story over parking at grade and three story over parking 
at grade, respectively. Properties across Magnolia Boulevard to the south, are mostly two-story 
multi-family buildings.

The site is previously disturbed and surrounded by development and therefore is not, and has no 
value as, a habitat for endangered, rare or threatened species. There are no trees on the site. 
There is a small street tree on the parkway in front of the site. No tree removal is proposed. The 
project will be subject to Regulatory Compliance Measures (RCMs), which require compliance 
with the City of Los Angeles Noise Ordinance pollutant discharge, dewatering, stormwater 
mitigations; and Best Management Practices for stormwater runoff. These RCMs will ensure the 
project will not have significant impacts on noise and water. The project will result in a net trip 
generation of 15 daily trips, thus it will not have any significant impacts to traffic. Interim thresholds 
were developed by DCP staff based on CalEEMod model runs relying on reasonable 
assumptions, consulting with AQMD staff, and surveying published air quality studies for which 
criteria air pollutants did not exceed the established sCaQMD construction and operational 
thresholds. The project site will be adequately served by all public utilities and services given that 
the construction of a mixed-use commercial and residential development will be on a site which 
has been previously developed and is consistent with the General Plan. Therefore, the project 
meets all of the Criteria for the Class 32.

There are five (5) Exceptions which must be considered in order to find a project exempt 
under Class 32: (a) Cumulative Impacts; (b) Significant Effect; (c) Scenic Highways; (d) 
Hazardous Waste Sites; and (e) Historical Resources.

Based on a review of databases including the City of Los Angeles Department of City Planning 
Zone Information Map Access System (ZIMAS) for nearby case approvals 
(http://zimas.lacity.org/), research reveals there were no other successive projects of the same 
type and in the same place as the subject project. As mentioned, the project proposes a multi
family development in an area zoned and designated for such development. The lots in the area 
are of level topography and developed with multi-family buildings of varied size and height. Most 
of the building are circa 1950 and 1980. The 1950’s buildings are smaller and many have parking 
in front of the site. The 1980’s buildings are larger/taller, generally cover multiple lots and have 
parking at grade under the building. The west adjoining multi-family building is a large 28-unit 
condo complex of three stories over parking at grade, therefore the subject project at three stories 
with one level of subterranean parking will be similar in scope to other existing and allowed 
development in the area.

Per ZIMAS, the site is located in an Airport Hazard Area (450 foot height limit above elevation 
790), a Liquefaction Area and 6.4 kilometers from the Hollywood Fault. Specific Regulatory 
Compliance Measures in the City of Los Angeles regulate the construction of projects in these 
particular types of "sensitive” locations and will reduce any potential impacts to less than 
significant. For example, Regulatory Compliance Measures (RCMs) include requirements that 
design and construction of the building must conform to the California Building Code. ZIMAS and 
the Environmental and Public Facility maps do not show any other special designation. These 
RCM’s have been historically proven to work to the satisfaction of the City Engineer to reduce any 
impacts from the specific environment the project is located. Thus, the location of the project will 
not result in a significant impact based on its location.

http://zimas.lacity.org/
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According to Appendix B of the City of Los Angeles Mobility Plan, the subject site is not designated 
as a Scenic Highway, nor are there any designated Scenic Highways located near the project 
site. Based on this, the proposed project will not result in damage to scenic resources including 
trees, historic buildings, rock outcroppings, or similar resources, within a highway officially 
designated as a state scenic highway, and this exception does not apply.

Based on a review of the California Department of Toxic Substances Control "Envirostor 
Database” (http://www.envirostor.dtsc.ca.gov/public/), no known hazardous waste sites are 
located on or proximate to the project site. In addition, there is no evidence of historic or current 
use, or disposal of hazardous or toxic materials at this location. Based on this, the project will not 
result in a significant effect due hazardous waste and this exception does not apply.

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 HistoricPlacesLA 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.

http://www.envirostor.dtsc.ca.gov/public/

