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Date: July 25, 2019

To: City Council

From: Jack Chiang, Associate Zoning Administrator 
Department of City Planning

Subject: Variance Appeal
Staff Response to November 16, 2018, John A. Henning Jr. Letter 
3627 West Landa Street

Case No.: Council File No. 18-1156
ENV 2015-1568-CE (previously ENV 2015-1568-MND) 
ZA-2015-1569-ZV-ZAD-2A

Introduction

On November 26, 2018, Appellant Barry Greenfield, as Trustee of the Landa Street Trust, filed 
two appeals of the actions taken by the East Los Angeles Area Planning Commission (ELAAPC) 
at its meeting of October 10, 2018. The ELAAPC’s Letter of Determination was issued on 
November 7, 2018. A CEQA appeal was previously scheduled for a June 25, 2019 hearing at 
Planning Land Use Management Committee (PLUM), but was continued until July 30, 2019.

One appeal is a CEQA appeal, filed pursuant to California Public Resources Code Section 21151 
(c) which challenges the environmental clearance for the project. As further discussed below, 
Appellant argues that the ELAAPC erred and abused its discretion by adopting a Mitigated 
Negative Declaration (MND) as the environmental clearance for the proposed construction, use 
and maintenance of two single family dwellings with four parking spaces, observing 2,471 square- 
feet and 1,931 square-feet respectively, located on two adjacent hillside lots at 3267 W. Landa 
Street and 1888 N. Lucile Avenue.1

1 The related entitlements are:

For the property at 1888 North Lucile Avenue (ZA-2015-1567-ZAD-ZAA-1 A), the Project applicant requests 
a Zoning Administrator’s Determination (ZAD) under Los Angeles Municipal Code (LAMC) Section 
12.24.X.28 to allow: (1) two off-street parking spaces designated for the property in lieu of the three required 
parking spaces for the construction of any main building and accessory use exceeding 2,400 square feet 
in size; (2) three retaining walls in lieu of the maximum permitted two retaining walls. (3) The Project also 
requires a Zoning Administrator’s Adjustment (ZAA) under LAMC 12.28 to allow for an 8- foot- wide 
passageway from the street to the proposed dwelling in lieu of the 10- foot- wide passageway.
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The second appeal is an appeal of the variance for the property located at 3627 West Landa 
Street (ZA-2015-1569-ZV-ZAD-2A). Appellant argues that City erred and abused its discretion 
because the required findings for the variance are not supported with substantial evidence.

Staff Recommendation for July 30, 2019, Planning and Land Use Management Committee 
Hearing:

ACTION on CF 18-1156-S1 : DENY the appeal filed by Barry Greenfield, take no action 
on the MND, and DETERMINE, based on the whole of the administrative record, that the 
Project, including all related entitlements, is exempt from CEQA pursuant to CEQA 
Guidelines, Section 15303 (Class 3), and there is no substantial evidence demonstrating 
that an exception to a categorical exemption pursuant to CEQA Guidelines, Section 
15300.2 applies.

1.

ACTION on CF 18-1156 : DENY the appeal filed by Barry Greenfield, and thereby 
SUSTAIN the East Los Angeles APC’s determination in approving the Zone Variance, with 
the findings as read into the record today by Planning, for the project located at 3267 West 
Landa Street and 1888 N. Lucile Avenue.

2.

APPEAL POINTS AND STAFF REPONSES

A separate appeal to the City Council challenges the East Los Angeles Area Planning 
Commission’s (ELA APC) approval of a Zone Variance for the property at 3627 West Landa Street.

The appellant’s arguments against the ELAAPC decision are similar to arguments raised against 
the Zoning Administrator’s initial decision. (Compare Appellant letter dated November 16, 2018 
and October 1, 2018.)

The ELA APC’s decision adopted the Findings of the Zoning Administrator, which all five required 
Findings are supported by substantial evidence in the administrative record.

The appellant argues that four of the required findings for a variance cannot be made as follows:

Henning Appeal Point 1: The ELA APC’s finding of unnecessary hardship is not supported by 
substantial evidence.

Staff Response: As demonstrated in the ELA APC letter of determination, substantial evidence 
supports a finding of unnecessary hardship. The project site fronts on Landa Street which is one 
of City’s historic stair streets with pedestrian access only. The lack of vehicular access and the 
topography of the subject site prevents the project applicant from complying with Code 
requirement to provide parking on-site. Strict compliance with the on-site parking requirement 
would require the demolition of historic stairs for this property, along with a tremendous amount

For the property at 3627 West Landa Street (ZA-2015-1569-ZV-ZAD-2A), the Project applicant requests a 
ZAD under LAMC Section 12.24.X.28 to allow: (1) the construction of a single-family residence fronting on 
two Substandard Hillside Limited Streets improved to less than 20 feet wide; and (2) vehicular access by 
way of the street that is not continuously improved to a minimum 20 feet wide from the driveway apron to 
the next non-hillside boundary. The Project also requires a Zone Variance (ZV) under LAMC 12.27 to allow 
off-site parking in a two-car private garage on an adjacent lot at 1888 North Lucile Avenue.
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of grading impact to the natural hillside. Such a requirement would be inconsistent with any of 
the existing development occurring in the past decades. Indeed, off-site parking has been granted 
to two adjacent dwelling units located at 3617 and 3623 Landa Street due to similar topographical 
and lack of vehicular access constraints. The intent of the regulations is to ensure that necessary 
infrastructure exists to service the population of a given hillside area. It is important to note that 
the variance does not exempt the applicant from providing parking, and will not result in an 
adverse effect on the surrounding infrastructure. The variance simply allows the applicant to 
provide the parking on an adjacent lot, thus keeping the existing street infrastructure available for 
the surrounding neighborhood.

Henning Appeal Point 2:
preservation and enjoyment of a substantial property right or use generally possessed by other 
property is not supported by evidence.

Staff Response: As noted in the ELA APC letter of determination, substantial evidence supports 
the finding that a variance is necessary to preserve and enjoy a substantial property right or use 
generally possessed by other properties in the same zone and vicinity. Off-site parking has been 
granted to two adjacent dwelling units located at 3617 Landa Street and 3623 Landa Street 
pursuant to Case No. ZA-2004-4219-ZV-ZAD-1A. These properties, zoned R-1 and in the same 
vicinity of the subject property, enjoy a substantial property right or use to have a single-family 
home with off-site parking that meet the number of Code-required parking spaces. These two 
properties also have the same topographical constraints as the subject property, i.e., lot frontage 
along a historic pedestrian stairway. While most of the homes in the vicinity are able to provide 
parking on-site, examples such as 3617 Landa, 3623 Landa, and the subject property, do not 
enjoy this same ability. Notably, the proposed project at the subject site provides a superior design 
of meeting the Code requirement by providing, as it provides two covered parking spaces.

The ELA APC’s finding that a variance is necessary for the

Henning Appeal Point 3: The ELA APC’s finding that granting of the variance will not be 
materially detrimental to the public welfare, or injurious to the property or improvements in the 
same zone or vicinity cannot be supported by evidience.

Staff Response: As noted in the determination letter, the variance allows for the required parking 
to be provided off-site on an adjacent downslope lot. The variance will not affect the project’s 
ability to comply with most elements of the BHO, including floor area, height, side yards, and the 
number of the required parking spaces. Notably, compared with other stair residential street 
developments in the City, some of which do not provide any off-street parking, the variance results 
in a superior development option as the project will provide two required off-street parking, thus 
reducing on-street parking demand in a parking-impacted neighborhood and also remove the 
parking on streets to allow full travel width on narrow substandard hillside streets resulting safer 
pedestrian and vehicular traffic. In reviewing the background of the project including previous 
land use grants in the immediate neighborhood, the Zoning Administrator found that a contentious 
issue in the subject neighborhood is a lack of parking. This finding is supported and indicated in 
the public hearing commendatory of Case No. ZA-2004-4219-ZV-ZAD-1A, which is variance for 
reduced parking and off-site parking associated with two adjacent dwellings located at 3617 
Landa Street and 3623 Landa Street. Similar comments on the lack of parking were also echoed 
in the April 19, 2016, public hearings for the subject variance for off-site parking. The local 
residents supports more parking spaces in the neighborhood, therefore, parking spaces including 
off-site parking spaces are desired and benefit the local neighborhood. Substantial evidence 
supports the APC’s finding that the “granting of the variance will not be materially detrimental to
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the public welfare, or injurious to the property or improvements in the same zone or vicinity in 
which the property is located.” Conversely, without the variance, the applicant would indeed be 
required to demolish the historic stairs and significantly grade the natural hillside to provide the 
parking on-site, both of which would be materially detrimental to the public welfare.

Henning Appeal Point 4: There is no substantial evidence to support the finding “that the 
granting of the variance will not adversely affect any element of the General Plan.”

Staff Response: Substantial evidence supports the APC’s finding “that the granting of the 
variance will not adversely affect any element of the General Plan.” As noted in the APC 
determination letter, the variance allows the subject site to be developed with a single-family home 
that complies with most elements of the BHO, including floor area, height, side yards and parking. 
The variance does not adversely affect the single-family home’s compliance with the General 
Plan. Again, the basic use of a single-family home is consistent with the plan. The property is 
within a hillside area, and while seeking certain exemptions from hillside requirements, complies 
with most regulations. As a single-family dwelling, the proposed project will adhere to the purpose, 
intent, and provisions of both the General Plan and the Community Plan as well as the Specific 
Plan.

The Project is located within the Silver Lake-Echo Park-Elysian Valley Community Plan. The Plan 
designates the subject property for Low Residential land uses. The basic use is consistent with 
the plan. The property is within a hillside area, and while seeking certain exemptions from hillside 
requirements, complies with regulations regarding density, use, yards, and size. The Silver Lake- 
Echo Park-Elysian Valley Community Plan, a part of the General Plan’s Land Use Element, sets 
various objectives for the planning and development of the area, and seeks to guide development 
to be in character with the community. The ‘Residential’ section of the plan sets the following 
objectives:

Objective 1-3 To preserve and enhance the varied and distinct character of existing 
single and multiple family neighborhoods.

Objective 1-5 Preserve and enhance neighborhoods with distinctive and significant 
historic or architectural character.

By making use of a vacant piece of land, the proposed project will serve to enhance the existing 
residential neighborhoods of Silver Lake. Moreover, as a new single family residential 
development, the proposed project will help to fulfill Objective 1-5 by adding new housing to the 
community, and adding an architecturally well-designed building to the area. Moreover, by 
proposing new single-family dwelling, the proposed project will help to achieve Objective 1-6 by 
limiting the scale and density of development in the hillside area. As a project that complies with 
the intent and provisions of the General Plan and Community plan, the granting of the variance 
will not adversely affect any element of the General Plan

Henning Appeal Point 5: The variance grants a special privilege or permits a use substantially 
inconsistent with the limitations upon other properties in the same zone and vicinity

Staff Response: The approval of the variance does not grant a special privilege or permit a use 
substantially inconsistent with the limitations upon other properties in the same zone and vicinity. 
The variance is a similar entitlement granted to ZA-2004-4219-ZV-ZAD-1A, for reduced parking 
and off-site parking variances associated with two adjacent dwellings located at 3617 Landa 
Street and 3623 Landa Street except the applicant provided a superior development without 
reducing the required number of parking spaces. The subject variance allows the Project property
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at 3627 West Landa Street to fulfill Code required parking off-site on an adjacent property that it 
cannot otherwise meet due to the topographical features of the lot. As noted in the ELA APC 
determination letter, the subject property fronts Landa Street, a pedestrian-only staircase. This 
is a unique and special circumstance that does not generally apply to most other properties 
fronting convention streets with vehicular access in the area. Because the subject property is not 
accessible by vehicles at the property frontage, parking cannot physically be provided on-site. 
While other hillside lots may be able to provide Code-required parking on-site, the Landa property 
is unable to do so without demolition of the historic stairs. The variance also permits the property 
to construct a single-family home on the lot with Code-required parking, as enjoyed by the 
surrounding properties in the same zone and vicinity.

Finally, the appellant argues that the East LA APC erred or abused its discretion by adopting a 
Mitigated Negative Declaration for the project. As noted in a separate Department response to 
the CEQA appeal, CF 18-1156-S1, and the Recommendation Action for Item No. 4, the 
Department recommends that the City Council find the project, which includes the approval of the 
subject variance and related project entitlements, is exempt from CEQA pursuant to CEQA 
Guidelines, Section 15303 (Class 3), and there is no substantial evidence demonstrating that an 
exception to a categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies.


