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July 2, 2019

Planning and Land Use Management Committee
Los Angeles City Council
City of Los Angeles
200 N. Spring Street, Room 532
Los Angeles, CA 90012

Re: July 2, 2019 PLUM Committee Hearing, Item 4, West LA Multifamily Q Conditions (CF 19
0493); 1825 S. Corinth Avenue

Honorable Members of the Planning and Land Use Management Committee:

We are writing on behalf of the Kolovos Family, which is the owner of the property located at 
1825 S. Corinth Avenue (the “Property”), to request that the pending West LA Multifamily Q 
Conditions (the “Proposed Q Conditions”) be revised to “grandfather” its 52-unit density bonus 
project, which has been fully entitled since 2006, and which will include four (4) Very Low 
Income units (the “Project”).

The most prominent public communication from the Planning Department regarding the status 
of the Proposed Q Conditions, an October 2017 “FAQ” document (attached hereto as Exhibit 
A) expressly states that “ftlhe design standards would not be applicable to projects entitled 
before the effective date of the ordinance.” The Kolovos Family relied on this representation 
that the proposed design standards were forward looking and were to be effective based on the 
entitlement date (as explicitly stated in the memo) and not the plan submission date. Based on 
this, they had the reasonable expectation that its fully entitled density bonus project would not 
be subject to significant new limitations that would threaten its viability. As such they have 
continued working towards their long-standing envisioned project, investing significant 
resources to see it realized. While the Proposed Q Conditions have been pending for several 
years, it came as a surprise to the Kolovos Family that these conditions would suddenly 
threaten the Project which has been fully entitled since 2006, with the final map recorded in 
2014.

The Kolovos Family has resided in Council District 11 for decades, two of the family members 
and principals in the project were born in the district. They have a deep personal commitment to 
this community. The Kolovos Family has owned the property since the 1980’s and has been 
planning the redevelopment of the Property for many years. The family has always envisioned 
a courtyard development that complements and enhances the historic character of the 
neighborhood; the project emphasizes the provision of light and air for individual units, provides 
high quality open space and supports and contributes to the existing “walkable” neighborhood.
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Accordingly, in 2006 the Kolovos Family obtained entitlements specifically designed to realize 
their vision. These entitlements consist of a tentative tract map and density bonus for a 52 unit 
residential project, which includes four (4) Very Low Income units. The density bonus approval 
also included two state law density bonus incentives for 20% increases in floor area and height 
respectively, as reflected in the Master Covenant and Agreement recorded in 2006 (Instrument 
No. 06-2364208). The final map was recorded in 2014, and the Kolovos Family and the City 
entered into a covenant (City Agreement Number C-12348) providing for the four (4) Very Low 
Income units in 2013.

The Proposed Q Conditions include two provisions that would deprive the Project of the benefits 
of the density bonus granted by the City and threaten the final realization of the Project. 
Specifically, proposed condition A.2.b, which would require a 40-foot by 20-foot vertical break 
(open to the sky) along the street frontage, would require the Kolovos Family to remove 800 
square feet of floor area per floor, or a total of 4,000 square feet of residential square footage 
from the project. In addition, proposed condition A.2.a, which would require a 10 foot stepback 
for portions of the building above three stories, would require the Kolovos Family to remove an 
additional =2,000 square feet from floors 4 and 5, a total of 4,000 square feet of residential 
square footage from the project. Proposed conditions A.2.a and A,2.b will therefore reduce the 
Project’s residential square footage by 8,000 square feet, approximately 10%. These conflicts 
are not just a matter of a complete re-design (which would itself be very costly); they threaten 
the feasibility of the Project and effectively negate the Project’s density bonus incentives.

The family's Project does comply with the majority of the proposed new conditions, and 
achieves the underlying objectives of the conflicting massing limitations by other means. 
Specifically, it provides for variation and articulation along the frontage with thoughtful design 
that avoids the “big box” appearance that the conditions were designed to address. Ironically, if 
the Project were required to comply with Proposed Q Conditions A.2.a and A.2.b, the required 
redesign is very likely to result in the loss of the courtyard design in favor of a double loaded 
corridor style building which provides far fewer design options for an engaging, “walkable” 
project that maximizes light and air for residents.

Accordingly, we request that the PLUM Committee exempt the fully entitled density bonus 
Project from the Proposed Q Conditions, as set forth with the ordinance addition in Exhibit B. 
Alternatively, we request that the PLUM Committee continue the hearing on this matter in order 
to allow additional time for further discussion.
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We appreciate your consideration and look forward to answering any questions at the July 2 
PLUM Committee hearing.

incerely,

Elizabeth A. Camacho 
Partner

Enclosures

Hon. Mike Bonin 
Len Nguyen 
Jason Douglas

cc:
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Department of City Planning

WEST LOS ANGELES MULTIFAMILY [Q] CONDITIONS
CPC-2017-3647-ZC | ENV-2017-3648-CE | ENV-1997-0223-MND-REC | ENV-1998-0184-MND-REC 

October 2017

Overview & Project Area

The Department of City Planning (DCP) has prepared a targeted planning ordinance for the West Los Angeles 
area. This "Q" Qualifying Condition will address zoning regulations for new multifamily construction to help 
ensure that future development is compatible with and enhances the existing neighborhood.

The Multifamily [Q] Conditions will apply to the majority of properties zoned for multifamily residential use 
in the area roughly bounded by Centinela Ave. to the west, San Vicente Blvd. to the north, 1-405 to the east, 
and La Grange Ave. to the south within the West Los Angeles and the Brentwood - Pacific Palisades 
Community Plan Areas (see map).

What will this ordinance address?

The Multifamily [Q] Conditions will introduce design standards for new multifamily construction to help 
ensure that future development respects and complements existing buildings, enhances the project area's 
built environment, and improves the overall pedestrian orientation of new development. This ordinance 
includes design standards for building form and orientation, architectural treatment, and vehicular access 
and parking design.

This ordinance will not change the base zone, allowable density, allowable height, or parking requirements. 
The ordinance does not apply to R1 and R2 parcels.

Will this ordinance affect existing entitlements or slow down the building permitting process?

The design standards would not be applicable to projects entitled before the effective date of the ordinance. 
In addition, the intent of this ordinance is not to slow down the building permit process. If adopted, these 
[Q] Conditions will require administrative level review by the Department of City Planning staff to ensure the 
project is in compliance, but will not trigger a discretionary process.

What are the next steps for this ordinance?

On November 1, 2017 an Open House and Public Hearing will be held. During the Public Hearing, a Hearing 
Officer will take public testimony and accept written correspondence on the proposed ordinance. A written 
recommendation report will subsequently be prepared by Department of City Planning staff for 
consideration by the City Planning Commission at a later date. The ordinance ultimately requires approval 
by the City Council.

For More Information

The text of the proposed ordinance and supporting documents will be available at the Open House and Public 
Hearing, and is currently available online at http://planning.lacity.org under "Proposed Ordinances". If you 
have questions, comments, or want to be included on our mailing list, please contact Nina Idemudia at 
nina.idemudia@lacitv.org or call 213.978.1339.
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Proposed Addition to Draft Ordinance:

4. ADMINISTRATIVE NOTES

b. These [Q] Conditions shall not apply to the use and development of the properties 
identified as Tract No. 64832 (Assessor Parcel No. (APN) 4261-002-135, 4261-002-136, 4261
002-137) provided the properties are developed pursuant to the entitlements approved as 
Tentative Tract Map No. 64832.


