
FINDINGS OF FACT

SPECIFIC PLAN FINDINGS
11.5.7.C.2 - Project Permit Compliance Review within a Specific Plan Area
Section 11.5.7.C.2 of the LAMC requires that the Director of Planning grant Project Permit 
Compliance upon written findings that the project: a) substantially complies with the applicable 
regulations, findings, standards and provisions of the specific plan; and b) incorporates mitigation 
measures, monitoring measures when necessary, or alternatives identified in the environmental 
review which would mitigate the negative environmental effects of the project, to the extent 
physically feasible.

A.

1. Application Requirements. The North University Park Specific Plan Subsection 2E 
requires that “A change in occupancy, construction, alteration, relocation or removal of 
a building, natural feature or site, or any combination thereof within the Plan Area shall 
comply with Section 12.20.3, Subsections F through N of the LAMC (Historic 
Preservation Overlay Zone Ordinance)”

The proposed project, which involves the adaptive reuse of an existing church structure 
as a seven-unit apartment building, complies with the requirements found in LAMC 
Section 12.20.3.K, Procedures for Obtaining a Certificate of Appropriateness as 
described below. The project also complies with the procedures for Notice and Public 
hearing found in LAMC 12.20.3.M. Compliance with these code sections is described in 
detail in Finding B.

2. Certificate of Appropriateness. The North University Park Specific Plan Subsection 
2F.1.b. notes the purpose of a Certificate of Appropriateness is “to assure that any 
change made to a fagade of an existing, relocated or new building or structure is 
compatible with the architectural styles which existed in the Plan Area prior to January 
1, 1941 and to encourage the rehabilitation or retention of architecturally unique 
structures.”

The proposed project involves retention and rehabilitation of a historic vernacular church 
building with Mission Revival influences, built between 1895 and 1911. The portion of 
the church added in 1911, encompassing the original sanctuary on the east, south, and 
west facades, has been significantly altered since its construction. The project consists 
of the following: the addition of gabled dormers on the south and east facades of the 
1911 addition; the addition of 1,813 square feet over two floors within the existing shell; 
the extension of the second floor into the roof form of the original 1895 church structure; 
the replacement of windows on the facades of the 1911 addition; the removal of non
original awnings and ramps; new landscaping on the north and east sides of the 
property, and the addition of six parking spaces (two standard and four compact) at the 
south (rear) edge of the property. All parking is accessible from the existing alley. These 
alterations will rehabilitate the exterior of the sanctuary space and introduce the Mission 
Revival style to the 1911 portion of the structure. As the Mission Revival Style is one of 
the Architectural Styles which existed in the Plan Area prior to January 1, 1941, as 
outlined in Specific Plan Subsection 2.C. the project is consistent with the purpose of a 
Certificate of Appropriateness.

3. Fences. The North University Park Specific Plan Subsection 2F.1 e. requires that when 
new fencing is proposed as part of a project, the following conditions be satisfied: 
fences, other than open wrought iron, shall be screened from the pedestrian level of any 
adjoining lot or street by landscaping such as pyracantha, natal plum, Texas ligustrum,
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raphiolepsis or tecomaria capensis. Such landscaping shall be watered by an automatic 
sprinkler system.

As new fencing will be a 42-inch open wrought iron fence, no additional screening is 
required. The new 42-inch metal fence will be installed along the east property line and 
will be screened by a Japanese Boxwood hedge. A 42-inch tall wrought iron gate will be 
installed to the west of the primary fagade.

Sidewalk. The North University Park Specific Plan Subsection 2F.1.i requires that when 
sidewalk removal or reconstruction is proposed as part of a project, the new sidewalk 
must feature a diamond pattern to match historic sidewalk scoring patterns in the area.

4.

As sidewalks will be improved as part of the Conditions of Approval for the request for 
Waiver of Dedication and Improvement, new and replacement sidewalk shall be 
replaced to feature a diamond pattern to match historic sidewalk scoring patterns in the 
area

Envoirnmental Review. This project is categorically exempt from the California 
Environmental Quality Act (see Finding G below).

5.

B. LAMC Sections 16.50 Recommendation from the North University Park Design Review 
Board, 12.20.3.K.3 Recommendations from the Cultural Heritage Commission, and
12.20.3.M Notice and Public Hearing

Section 12.20.3.K.3 of the LAMC requires that Department of City Planning staff refer applications 
for Certificates of Appropriateness to both the North University Park Design Review Board and 
the Cultural Heritage Commission (or its designee) within a 30-day period of the application 
having been deemed complete. The purpose of this requirement is to allow the subject application 
to be discussed in a public meeting with both public and expert testimony (in the case of the 
Design Review Board meeting), and to gather an expert opinion with reference to the Secretary 
of the Interior’s Standards for Rehabilitation (in the case of the Cultural Heritage Commission).

Section 16.50 of the LAMC requires the North University Park Design Review Board make a 
recommendation on the project. The project complies with LAMC Section 16.50.E.1. in that the 
applicant submitted the applicable site plan, floor plan, elevations, photographs, etc., to schedule 
a review by the North University Park Design Review Board and the Director of Planning.

Section 12.20.3.M of the LAMC requires that before making its recommendation to approve, 
conditionally approve or disapprove an application pursuant to this section for a Certificate of 
Appropriateness, the Board shall hold a public hearing on the matter. The applicant shall notify 
the owners and occupants of all properties abutting, across the street or alley from, or having a 
common comer with the subject property at least ten days prior to the date of the hearing. Notice 
of the public hearing shall also be posted by the applicant in a conspicuous place on the subject 
property at least ten days prior to the date of the public hearing.

Having deemed the subject application complete on February 15, 2018, Department of City 
Planning staff sent copies of the application with relevant materials to the Design Review Board 
on February 16, 2018. A subsequent hearing notice was mailed on February 15, 2018. Notice 
was posted for the meeting at the site, and at City Hall, and mailed to abutting property owners 
on February 16, 2018. After ten (10) days of public notice, the North University Park Design 
Review Board met on February 28, 2018 and conducted a public hearing on the proposed project, 
pursuant to LAMC Section 12.20.3.M: Notice and Public Hearing. The Board, with a three- 
member quorum, unanimously voted to certify the project as appropriate per the North University

Page 11 of 19D1R-2017-4072-COA-DRB-SPP- WDI



Park Specific Plan under the conditions that the windows located on the original, 1895 church 
structure be restored with double-hung, four-over-three true divided-lite wood sashes and that the 
exterior gate be darkly colored and in-swinging. One member of the public stated his overall 
support of the project but expressed concerns about lighting and security onsite.

Department of City Planning staff sent copies of the application with relevant materials to the 
Cultural Heritage Commission’s designee on February 16, 2018. The Cultural Heritage 
Commission (CHC) designee recommended approval of the project with conditions, citing that the 
proposed project is in conformance with the Secretary of the Interior’s Standards. These 
conditions included retaining the base of the steeple located at the north roof edge and restoring 
the concrete areas at the northwest and southeast corners of the site to landscaped gardens.

The expert opinion of the Cultural Heritage designee recommended approval of the subject 
application. Approval of the subject application is therefore consistent with 12.20.3.K of the LAMC.

C. 12.20.3.K.4.(a) - Standards for Issuance of Certificate of Appropriateness for Construction, 
Addition, Alteration, or Reconstruction as it Relates to the Secretary of the Interior’s 
Standards for Rehabilitation

The proposed project, as conditioned in this Determination, substantially complies with LAMC 
Section 12.20.3.K.4 because the proposed project complies with and is consistent with the 
Secretary of the Interior’s Standards for Rehabilitation.

Standard # 1 - A property shall be used for its historic purpose or be placed in a new use that 
requires minimal change to the defining characteristics of the building and its site and 
environment.

The subject property was constructed in 1895 as a one-story church; it was expanded in 1911 
with a two-story addition on the east, west, and south facades. The structure was in continuous 
use as a church until 2017, and has since remained vacant. The project proposes the adaptive 
re-use of the existing church structure as a multi-family residence containing seven, two-story 
apartments, made possible by the addition of three dormers to the exterior of the 1911 addition 
and the extension of the second floor into the existing roof form of the original 1895 church 
structure. The project also proposes the retention of major character-defining features, as noted 
in the 1983 Historic Resources Survey, including the raised central entrance, symmetrical fagade, 
flat roof with stepped parapet, steeple, side entrance, dual entrance doors, and an overall lack of 
ornament; the rehabilitation of original exterior features such as wood windows; and the removal 
of non-original exterior features such as awnings and a ramp.

The project proposes to remove the steeple and cross from the structure to convey the change of 
use from religious to residential. As the steeple is a character defining feature, its removal is 
inappropriate. The steeple communicates the historically religious use of the structure, and 
therefore the base of the steeple located on the north-facing roof edge is conditioned to be 
retained.

Since the exterior of the structure will be repaired/rehabilitated and maintained in place, the 
proposed residential use is a compatible and appropriate use of the subject property and site.

Standard #2- The historic character of a property shall be retained and preserved. The removal 
of historic materials or alteration of features and spaces that characterize a property shall be 
avoided.

The proposed project will retain the historic materials and features on the existing historic
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structure, as noted in the 1983 Historic Resources Survey, and repair with in-kind materials, 
textures, and finishes where necessary. Ten windows on the north, east and west facades of the 
1895 sanctuary will be restored to match the 1950s photographs of the sanctuary (included in the 
August 2017 Historic Resources Assessment). The original windows were wood four-over-three 
true divided-lite double-hung sash windows. The project proposes replacement windows with a 
variation on the historic lite pattern. As the historic character of a property shall be retained and 
preserved, the windows are conditioned to be restored to their historic appearance. On the east 
(side) fagade of the 1895 sanctuary, south of the east entrance, one non-original aluminum 
window will be enlarged and replaced and one new window added, both to match the originals. 
Non-original awnings will be removed from the north (primary) and east (side) facades of the 1895 
church. The base of the steeple located on the north-facing roof edge will be retained. Skylights 
will be installed on the flat portion of the roof. New mechanical equipment shall be located in non- 
visible areas or screened from public view. While signage existed historically at the front fagade, 
the proposed project does not include signage. Therefore, per condition 2h, no signage will be 
installed under this approval. The massing, roof form and height, window and door openings, and 
architectural features of the historic sanctuary will be retained and preserved.

Elements of the 1911 addition to be modified as part of the proposed project were not identified 
as historic or character-defining in the 1983 Historic Resources Survey due to their extensive 
alteration; as such, the proposed project will not remove historic materials, features, or spaces. 
The massing and architectural features of the 1911 addition will be slightly modified as part of the 
proposed project. Three gabled dormers will be added to the 1911 addition: two on the south 
fagade and one on the east fagade. Additionally, the existing windows will be removed and 
replaced. The applicant proposes a variety of hung and sliding aluminum clad windows to be 
installed on the 1911 addition. A sliding window is not consistent with the Spanish 
Colonial/Mission Revival style of the building, nor is it consistent with operations found within the 
period of significance. As such, all new openings are conditioned to be hung windows. A non
original ramp will be removed from the east (side) facade of the 1911 addition.

The proposed project includes new grass landscaping along the north and east sides of the 
property. As proposed, the project includes hardscape pavers in the west area of the front yard. 
Properties within the North University Park Specific Plan would have historically had a front yard 
characterized by a progression from public to private spaces and substantial landscape. 
Additionally, per the recommendation of the Cultural Heritage Commission Designee, condition 
2d and 2f, were added to require that the existing concrete areas at the northwest and southeast 
edges of the property will be restored to garden areas, thus maintaining the historic setting of the 
property and ensuring that parking and hardscape areas will be located in the rear yard. In 
addition, an existing fence on the east property line, will be replaced with new metal fencing and 
a Japanese Boxwood hedge. A poured-in-place concrete walkway leading from the sidewalk 
along Orchard Avenue will be added at the rear (south) end of the structure; two Western Redbud 
trees will be added on either side of the walkway near the sidewalk.

Because the proposed project retains historic materials and features, it does not alter the historic 
characteristics of the existing site and structure.

Standard #3- Each property shall be recognized as a physical record of its time, place, and use. 
Changes that create a false sense of historical development, such as adding conjectural features 
or architectural elements from other buildings, shall not be undertaken.

The proposed project will retain the restrained Spanish Colonial/Mission Revival idiom of the 
historic church structure, a style commonly found in the North University Park Specific Plan Area. 
The exterior of the 1895 church structure will be retained and preserved in its existing location, 
and will be repaired and rehabilitated to match the existing historic materiais, finishes, and detaiis;
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therefore, the property and structure will continue to be recognized as a physical record of its 
time, place, and use. Where exterior elements require replacement (such as the original wood 
windows), they will be restored to match the original historic elements in material, design, type, 
size, location, and finish. New architectural features like the dormers proposed for the 1911 
addition are distinguished from the original structure by the proposed single-lite single-hung 
aluminum windows, and therefore do not create a false sense of history.

Standard #4 - Most properties change over time; those changes that have acquired historic 
significance in their own right shall be retained and preserved.

The existing structure has a large addition on the east, west, and south facades dating from 1911. 
Though the addition dates to the period of significance of the North University Park Specific Plan, 
as described in the Historic Resource Assessment, dated August 2017, it has been substantially 
altered and does not retain sufficient integrity to convey its significance. Therefore, the additions 
of the dormer, the removal/replacement of windows, and the addition of new doors on the 1911 
portion of the church do not affect the structure’s historic significance. Original remaining 
architectural features like the exterior stucco cladding and flat roof with flat parapet will be 
retained, repaired, and rehabilitated as necessary as part of the proposed project.

Standard #5 - Distinctive features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property shall be preserved.

The proposed project includes the preservation, repair, and rehabilitation of the subject structure’s 
original exterior stucco cladding, flat and gambrel roof forms, flat and stepped parapets, window 
and door openings, and architectural features like the gabled entrance hoods, raised central 
entrance, and articulated sign plate. Therefore, the proposed project preserves the distinctive 
features, finishes, and construction techniques or examples of craftsmanship.

Standard #6 - Deteriorated historic features shall be repaired rather than replaced. Where the 
severity of the detenoration requires replacement of a distinctive feature, the new feature shall 
match the old in design, color, texture, and other visual qualities and where, possible, materials.

The proposed project will repair and rehabilitate the existing historic features of the building 
including stucco, architectural details, windows, and doors. On the historic 1895 sanctuary, the 
project proposes to replace the current, non-original aluminum windows with historically 
appropriate windows that will match the originals in design, color, and texture, as evidenced by 
historic photographs included in the August 2017 Historic Resources Assesment.

Standard # 7 - Chemical or physical treatments, such as sandblasting, that cause damage to 
historic materials shall not be used. The surface cleaning of structures, if appropriate, shall be 
undertaken using the gentlest means possible.

There are no proposed alterations, chemical treatments, or physical treatments to the existing 
historic structure.

Standard #8- Significant archeological resources affected by a project shall be protected and 
preserved. If such resources must be disturbed, mitigation measures shall be undertaken.

The subject property and its vicinity are shown as having no identified Archeological Sites or 
Archaeological Survey Areas on the City’s 1994 Prehistoric and Historic Archaeological Sites and 
Survey Area Map. In addition, no significant grading or removal of soil is proposed. Therefore, 
there is no expectation that the development will affect any significant archeological resources.
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Standard #9- New additions, exterior alterations or related new construction shall not destroy 
historic materials that characterize the property. The new work shall be differentiated from the old 
and will be compatible with the historic materials, features, size, scale and proportion and massing 
to protect the integrity of the property and its environment.

All new additions of the proposed project occur on the 1911 addition, which has been extensively 
altered such that it no longer conveys its historic significance (per the August 2017 Historic 
Resource Assesment). Therefore, the project will not destroy historic materials that characterize 
the property. Additions and alterations to the 1911 portion of the church will be compatible with 
the original 1895 sanctuary. The three gabled dormers proposed on the south and east facades 
at the second floor of the 1911 addition will incorporate the simple cornice seen at the roof line of 
the historic structure, as well as the gabled massing seen above the secondary entrance on the 
east (side) fagade. The proposed size, scale, proportion, and massing of the new dormers will be 
compatible with the overall property and existing church structure. The materials of the dormer 
windows will differentiate the new addition from the overall property. All replacement windows 
proposed for the 1911 addition will be single-lite, hung aluminum, so as to be differentiated from 
the historic wood windows proposed for the 1895 church structure.

Standard # 10 - New additions and adjacent new construction shall be undertaken in such a 
manner that if removed in the future, the essential form and integrity of the historic property and 
environment would be unimpaired.

All proposed additions are being constructed on the 1911 portion of the church structure, which 
has been extensively altered and no longer retains its historic significance. Should the new 
construction be removed in the future, the essential form and integrity of the historic property 
would remain unimpaired, as there are no changes being made that require alterations to 
significant features of the property.

12.20.3.K.4.(b) - Protection And Preservation Of The Historical And Architectural Qualities 
And The Physical Characteristics Which Make The Building, Structure, Landscape Or 
Natural Feature A Contributing Element Of The Preservation Zone.

D.

Section 12.20.3.K.4.(b) of the LAMC requires that all applications for Certificate of 
Appropriateness be evaluated to assess whether they protect and preserve the historical and 
architectural qualities and the physical characteristics which make the building a Contributing 
element of the preservation zone. The proposed project meets the Secretary of the Interior's 
Standards for Rehabilitation and complies with the North University Park Specific Plan. Therefore 
the project protects and preserves the historical, architectural, and physical characteristics of the 
structure.

The subject property is identified in the June 1983 Historic Resources Survey as a Contributing 
structure. The proposed project does not compromise the defining features of the property, as 
described in the survey. Windows on the primary fagade of the original structure will be restored. 
The proposed dormers on the secondary facades will not compromise the primary structure 
because they will not remove or alter any significant features of the property. The expansion of 
the second floor into the roof form of the historic sanctuary will retain the existing maximum roof 
height of the structure. New landscaping will be compatible with the site and settings of adjacent 
Contributing elements in the North University Park Specific Plan. The subject application therefore 
does comply with 12.20.3.K.(b) of the LAMC.

WAIVER OF DEDICATION AND/OR IMPROVEMENT FINDINGS
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After thorough consideration of the statements contained in the application, the plans submitted 
therewith, all of which are by reference made a part hereof, as well as knowledge of the property 
and surrounding district, I find that the requirements for granting a waiver of dedication and/or 
improvements under the provisions of Section 12.37 1.2 have been established by the following 
facts:

E. Waiver of Dedication and/or Improvement.
Pursuant to LAMC Section 12.37 1.2, the Director may waive, reduce, or modify the required 
dedication(s) or improvement(s) if the Director finds, based on substantial evidence in the 
record, that:

a) the dedication or improvement requirement does not bear a reasonable relationship to any 
project impact;

b) the dedication or improvement is not necessary to meet the City’s mobility needs for the 
next 20 years based on the guidelines the Street Standards Committee has established;
or

c) the dedication or improvement requirement is physically impractical.

The dedication or improvement requirement is physically impractical
The Mobility Plan, as well as the South Los Angeles Community Plan, has designated 29th St 
and Orchard Avenue as Collector Streets. The designated dedications and improvements for 
29th Street and Orchard Avenue are physically impractical, as the subject site and adjacent 
right of way are within a historic district. The right of way and public realm, including, curb 
lines, street widths, corner radii, sidewalk widths, placement and score patterns are all 
identified and protected historic features within the North University Park Specific Plan. 
Providing dedication and/or improvement to these historic streets would adversely affect the 
historic resources.

Land Use Regulation 2.F.h. (yards) of the Specific Plan call for protecting setbacks, stating, 
“Notwithstanding any provisions of the Los Angeles Municipal Code to the contrary, all front 
yards in the Plan Area shall average the depth of all front yards on the block frontage in which 
the property is located.” Requiring the site to dedicate land will disrupt the prevailing setback 
of the block and not comply with the requirements of the Specific Plan area.

Improvements to the sidewalk, parkway, and curb adjoining the project site will serve to 
preserve the historic setting. Per the recommendation of the Bureau of Engineering, sidewalks 
in poor condition will be repaired and replaced. As there are two driveway aprons that will no 
longer be in use, unused driveways are conditioned to be closed. Street trees shall be planted, 
where feasible, to the satisfaction of Urban Forestry.

In addition, land use Regulation 2.F.1.i (sidewalks) of the Specific Plan calls for protecting the 
district’s original sidewalk score patterns, stating, “Whenever an applicant is required to 
replace or construct a sidewalk as a requirement of the permit approval, said sidewalk shall 
have a diamond pattern to match the original pattern of sidewalks in the area and shall be 
constructed to the satisfaction of the Bureau of Engineering." As sidewalks are required to be 
replaced with a diamond score pattern per condition 4.d, improvements to sidewalks shall only 
be undertaken if the replacement sidewalk features the diamond score patterns seen 
throughout the district.

On February 16th 2018, the Office of Historic Resources Architect, Lambert Giessinger, 
provided comment supporting the Waiver of Dedication and Improvement. Per his comments, 
the existing street and block pattern are part of the historic character of the Historic District, 
and curb lines, street widths, corner radii, sidewalk widths, placement and score patterns are
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all elements that contribute to the locally protected district. Thus, any change to the street 
configuration would be inconsistent with the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties Guidelines for Preserving, Rehabilitating, and Restoring 
Historic Buildings and therefore should not be performed.

The Mobility Plan's policy is to avoid any unnecessary street widening that seems errant or 
out of context with the prevailing dimensions or the existing street conditions (Policy No. 2.17). 
The project site is part of a larger historic area protected at the local level; providing dedication 
or improvement would be out of context with the existing street conditions of the area and 
would be errant. As the intent of the Specific Plan is to preserve the architectural and physical 
features of the neighborhood, including the setting, requiring dedication and improvements 
would disrupt the prevailing character of the district and planning goals for the area.

In summary, historic preservation standards require the retention of historic features, and the 
the Mobility Plan’s Policy directive is to avoid unnecessary widening; consequently, the 
subject dedication and improvements are physically impractical, and therefore, they are being 
waived.

ADDITIONAL MANDATORY FINDINGS 
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 X, Areas of 500-year 
flood: areas of 100-year flood with average depths of less than 1-foot or with drainage areas 
less than 1 square mile; and areas protected by levees from 100-year-flood.

F.

G. Environmental Finding.
The proposed addition and rehabilitation of the site is categorically exempt from the 
California Environmental Quality Act (CEQA) pursuant to Section 15300, Class 31, 
Historical Resource Restoration/Rehabilitation of the State CEQA Guidelines because it is 
limited to maintenance, repair, stabilization, rehabilitation, restoration, preservation, conservation 
or reconstruction of historical resources in a manner consistent with the Secretary of the Interior’s 
Standards for the Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, 
Restoring, and Reconstructing Historic Buildings.

The proposed addition and rehabilitation of the site is categorically exempt from the 
California Environmental Quality Act (CEQA) pursuant to Section 15300, Class 32, 
Historical Resource Restoration/Rehabilitation of the State CEQA Guidelines because it is 
characterized as 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 applicable zoning designations 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.

Furthermore, the project does not meet any of the exceptions to the exemptions as listed 
in Section 15300.2. Exceptions.

Notice of Exemption No. ENV-2017-4073-CE was prepared on June 4, 2018.
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