
FINDINGS
A. General Plan Findings

a. General Plan Land Use Designation. The subject property is located within the Mission 
Hills - Panorama City - North Hills Community Plan area which was updated by the City 
Council on June 9, 1999 and designates the subject property for Low Medium I Residential 
land uses corresponding to the R2, RD3, RD4, RD5, RD6, RZ3, RZ4, RU, and RW1 
Zones. The site is zoned RD3-1, which is in conformance with the Low I Medium 
Residential land use designation of the Community Plan. The proposed project would 
create 36 units of residential housing, which is consistent with development permitted in 
the RD3 Zone. Therefore, the project is in substantial conformance with the purposes, 
intent and provisions of the General Plan as reflected in the adopted Framework Element 
and Community Plan.

b. Land Use Element.

The proposed project complies with applicable provisions of the Los Angeles Municipal 
Code and the Mission Hills - Panorama City - North Hills Community Plan. There are 
twelve elements of the General Plan. Each of these elements establishes policies that 
provide for the regulatory environment in managing the City and for addressing 
environmental concerns and problems. The majority of the policies derived from these 
Elements are in the form of Code requirements of the Los Angeles Municipal Code.

The Land Use Element of the City’s General Plan is divided into 35 Community Plans. 
The subject property is located within the Chatsworth-Porter Ranch Community Plan, 
which designates the site for Low Medium I Residential land uses corresponding to the 
R2, RD3, RD4, RD5, RD6, RZ3, RZ4, RU, and RW1 Zones.

The proposed project is consistent with the following objectives of the Mission Hills - 
Panorama City - North Hills Community Plan:

Goal 1: A Safe, secure, and high quality residential environmental 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.

The project will provide for the development of new housing to meet the diverse economic 
and physical needs of the plan area. The project will result in a net increase of 34 units, 
creating 36 detached condominium units, thereby expanding homeownership 
opportunities at the site.

c. The Framework Element for the General Plan 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:
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Goal 3C: Multi-family neighborhoods that enhance the quality of life for the City’s 
existing and future residents.

Objective 3.7: Provide for the stability and enhancement of multi-family 
residential neighborhoods and allow for growth in areas where 
there is sufficient public infrastructure and services and the 
residents' quality of life can be maintained or improved.

Policy 3.7.2: Accommodate the development of multi-family residential units 
in areas designated in the community plans in accordance with 
Table 3-1 and Zoning Ordinance densities indicated in Table 
3-3, with the density permitted for each parcel to be identified 
in the community plans. (P1, P18)

The proposed project would develop the project site with 36 detached condominiums in 
an area of Panorama City which is developed primarily with single- and multi-family 
development. The project site is located along Plummer Street, west of Van Nuys 
Boulevard and east of the Pacoima Wash. While properties were designated and zoned 
for single family development along Plummer Street, the development patterns have 
been to develop the properties with multi-family development, whether apartments or 
condominiums. The developments along Plummer Street have primarily been detached 
townhomes, as opposed to the traditional apartment or condominium building, which is 
consistent with the remaining single family development along Plummer Street. As 
proposed, the project would provide a new housing development that would be consistent 
with the existing development patterns, by developing detached dwelling units, and would 
provide homeownership opportunities while providing housing at a higher density.

d. Mobility Element. The Mobility Element of the General Plan (Mobility Plan 2035) is likely 
to be affected by the recommended action herein through the imposition of street 
dedications and improvements surrounding the project site. Plummer Street is a 
designated Avenue II under Mobility Plan 2035, dedicated to a right-of-way width of 86 
feet and improved with asphalt roadway, concrete curb, gutter, and sidewalk.

The Bureau of Engineering (BOE) is requiring one-foot dedication along Plummer Street 
to complete a 43-foot half right-of-way in accordance with Avenue II standards of Mobility 
Plan 2035. The additional dedication would go towards the construction of a full-width 
concrete sidewalks with tree wells or 5-foot concrete sidewalk and landscaping of the 
parkway including any necessary removal and reconstruction of existing improvements. 
The project will be required to provide required dedication and improvements as a part of 
the subdivision process (Case No. VTT-61629-CN).

The project as designed and conditioned will meet 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 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.

http://cityplanning.lacity.org/cwd/framwk/chapters/10/10.htm%23P1
http://cityplanning.lacity.org/cwd/framwk/chapters/10/10.htm%23P18
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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.

The proposed project will provide for a minimum 5-foot sidewalk along the Plummer Street 
frontage to create a quality, safe, and comfortable walking environment along the project’s 
street frontage. The Plummer Street fronting units will be orient to the street and will offer 
direct pedestrian access to the sidewalk. The new sidewalk facilities will improve transit 
accessibility to and from local bus stops in and around the project site. The project will 
take vehicular access off of one 30-foot driveway on Plummer Street that connects with 
the site’s internal roadway with access to the 36 dwelling units and 18 guest parking 
spaces. The proposed project will be located proximate to neighborhood destinations 
including schools, restaurants, markets, and transit services.

As stated previously, the Mobility Element of the General Plan requires a one-foot 
dedication and 5-foot concrete sidewalk improvement as part of the subdivision approval 
process along Plummer Street (Case No. VTT-61629-CN). The proposed removal of the 
building line would permit the proposed project to observe a 15-foot setback from the front 
lot line, which would be consistent with the front yard requirements of the site’s zoning and 
the surrounding properties which are presently zoned RD3. Therefore, the building line 
removal in connection with a proposed subdivision is necessary to give proper effect to 
the execution of the General Plan, to obtain a minimum uniform alignment with the street, 
and to implement the Mobility Element.

e. The Housing Element of the General Plan seeks to meet the variety of housing needs of 
the City’s growing population through the provision of affordable housing and amenity- 
rich, sustainable neighborhoods for its residents. The proposed project is consistent with 
the following objectives and policies of the Housing Element:

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

Policy 1.1.1: Expand affordable home ownership opportunities and support 
current homeowners in retaining their homeowner status.

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

Policy 1.1.3

Objective 1.3: Forecast and plan for changing housing needs over time in relation to 
production and preservation needs.

Policy 1.3.5 Provide sufficient land use and density to accommodate an 
adequate supply of housing units by type and cost within the City to 
meet the projections of housing needs, according to the policies and 
objectives of the City’s Framework Element of the General Plan.

The proposed project will result in the construction of 36 new market rate condominium 
homes. The dwellings will provide a housing type that will help meet the particular needs 
of a subset of the city’s households. The project will expand home ownership opportunities 
in the North Hills-Panorama City area of the City.
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Building Line Removal Findings

Pursuant to Section 12.32-R of the Municipal Code, and based on these findings, the 
recommended action is deemed consistent with public necessity, convenience, 
general welfare and good zoning practice.

2.

Ordinance 99,739, effective in 1952, established a 24-foot building line along the northern 
portion of Plummer Street. The building line has largely been maintained along both sides of 
Plummer Street where properties have not been re-developed. Portions of the building line 
have been removed on properties which have been redeveloped, including the eastern 
adjoining property (Ordinance No. 184,949). The project site’s existing RD3 Zone permits a 
minimum front yard setback of 15 feet from the front lot line. As proposed, the project would 
provide a front yard setback of 15 feet, in conformance with the site’s underlying zoning. As 
proposed, the project would provide a setback along Plummer Street which is consistent with 
the required front yard setback of the RD3 Zone. Thus, removal of the building line would 
bring the subject site to current planning practices.

Through the subdivision process, the subject property will be required to dedicate and 
improve a one-foot wide strip of land along Plummer Street adjoining the project to complete 
a 43-foot half right-of-way, therefore bringing Plummer Street, along the property’s frontage, 
in line with current street standards, thus making the Building Line unnecessary. Therefore, 
the requested building line removal is in conformity with public necessity, convenience, 
general welfare, and good zoning practice in that its retention on the subject property is no 
longer necessary for the purpose of reserving a portion of the property for future highway 
dedication and improvement.

3. The removal of the Building Line is incidental to a subdivision and is necessary for 
the proper development and use of the lots or to achieve the systematic execution of 
the General Plan; to obtain a minimum uniform alignment from the street at which 
buildings, structures or improvements may be built or maintained; to preserve the 
commonly accepted characteristics of residential districts; to protect and implement 
the “Highways and Freeways Element of the General Plan”; to provide sufficient open 
spaces for public and private transportation; to facilitate adequate street 
improvements; to prevent the spread of major fires and to facilitate the fighting of 
fires; and to promote the public peace, health, safety, comfort, convenience, interest 
and general welfare.

In 1952, Ordinance 99,739 established a 24-building line along Plummer Street. At that time, 
building lines were utilized as a mechanism to establish a minimum, uniform alignment and 
setback along the street. Additionally, it ensured an adequate area was reserved for the 
future dedication and improvement of the public right-of-way for compliance with the General 
Plan. With the adoption of specific yard requirements for each zone, the 24-foot building line 
would exceed the yard requirements of the existing RD3 zone by 9 feet. Additionally, the 
Mobility Element of the General Plan requires a one-foot dedication and 5-foot concrete 
sidewalk improvement as part of the subdivision approval process along Plummer Street 
(Case No. TT-61629-CN). The removal of the building line would permit the proposed project 
to observe a 15-foot setback from the front lot line, which would be consistent with the front 
yard requirements of the site’s zoning and the surrounding properties which are presently 
zoned RD3. Further, the City Council has already removed the 24-foot Building Line at the 
eastern adjoining property (Ordinance No. 184,949). The proposed detached condominiums 
would provide an approximately 15-foot front yard setback from the new property line, in 
conformance with the underlying RD3 zone. Therefore, the building line removal in 
connection with a proposed subdivision is necessary to give proper effect to the execution of
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the General Plan, to obtain a minimum uniform alignment with the street, and to implement 
the Mobility Element.

Environmental Findings

4. On November 16, 2018, the Advisory Agency approved a related request for a Vesting 
Tentative Tract map (VTT-61629-CN) for the merger and subdivision for a maximum of one 
ground lot for condominium purposes, and adopted the Mitigated Negative Declaration (No. 
ENV-2018-411-MND) and Mitigation Monitoring Program for the above referenced project. 
City staff recommends that the City Council find based on the independent judgment of the 
decision-maker, after consideration of the whole of the administrative record, the project was 
assessed in Mitigated Negative Declaration (No. ENV-2018-411-MND), adopted on 
November 16, 2018; and pursuant to CEQA Guidelines, Sections 15162 and 15164, no 
subsequent EIR, negative declaration, or addendum is required for approval of the project. 
.The attached Mitigated Negative Declaration reflects the lead agency’s independent 
judgment and analysis. The records upon which this decision is based are with the 
Environmental Review Section of the Planning Department in Room 750, 200 North Spring 
Street.

5. 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 Zone 
C, areas of minimal flooding.


