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FINDINGS 
 
A. GENERAL PLAN/CHARTER FINDINGS 

 
1. General Plan Land Use Designation 

 
The Los Angeles General Plan sets forth goals, objectives and programs that guide both 
Citywide and community specific land use policies. The General Plan is comprised of a 
range of State-mandated elements, including Land Use, Transportation, Mobility, Noise, 
Safety, Housing and Conservation. The Framework Element of the General Plan is a guide 
for communities to implement growth and development policies by providing a 
comprehensive long-range view of the City as a whole. The City’s Land Use Element is 
divided into 35 community plans that establish parameters for land use decisions within 
those sub-areas of the City. 

 
The subject property is located within the Mission Hills-Panorama City-North Hills 
Community Plan as adopted and updated by the City Council on June 9, 1999. The 
proposed project site is designated Low Medium I Residential by the Community Plan, 
which has corresponding zones of R2, RD3, RD4, RD5, RD6, RZ3, RZ4, RU, and RW1. 
The site is currently zoned [T][Q]RD3-1. 
 
The applicant is requesting a General Plan Amendment to the Mission Hills-Panorama 
City-North Hills Community Plan from Low Medium I Residential to Neighborhood 
Commercial. The Neighborhood Commercial land use designation has corresponding 
zones of C1, C1.5, C2, C4, P, RAS3, and RAS4. Additionally, the applicant is requesting 
a Vesting Zone Change from [T][Q]RD3-1 to C1-1. The project proposes to construct a 
36-unit, mixed-use building which will provide additional housing in close proximity to 
Metro’s East San Fernando Valley Transit Corridor Project. The light rail transit line is 
scheduled to begin construction in 2022 and will include a stop at the intersection of Van 
Nuys Boulevard and Woodman Avenue, which is approximately 0.2 miles northeast of the 
project site. Van Nuys Boulevard is less than 0.1 miles south of the site and is improved 
with various commercial and multifamily residential uses. The abutting property to the 
south is located in the [Q]C2-1VL Zone and has frontage along Vesper Avenue and Van 
Nuys Boulevard. The proposed project is consistent with requested land use designation 
of Neighborhood Commercial and the requested zone of C1-1. The project would further 
the purpose, intent, and provisions of the General Plan and the Mission Hills-Panorama 
City-North Hills Community Plan. 

 
2. Charter Section 555(a) Findings 

 
The General Plan is being amended in its entirety, by subject elements or parts of 
subject elements, or by geographic area, and the part or area involved has 
significant social, economic, or physical identity.  
 
The project site is located within the Mission Hills-Panorama City-North Hills Community 
at the southwestern corner of the intersection Vesper Avenue and Van Nuys Place. The 
site abuts Vesper Avenue to the east, Van Nuys Place to the north, an alley to the west, 
and a self-storage facility to the south. The site is comprised of two lots totaling 32,675 
square feet which are currently underutilized and improved with a single duplex. The 
project site has a unique physical identity because it serves as a buffer between single 
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family residential uses to the west, the low to medium density multifamily uses to the north 
and northwest, and the more intensive commercial uses along Van Nuys Boulevard to the 
south. The proposed mixed-use structure will establish an appropriate transition of 
medium density housing and small-scale commercial use located between adjacent lower 
density residential uses and commercial uses. Additionally, the site has a significant 
social, economic, and physical identity due to its proximity to a future Metro light rail transit 
stop at the intersection of Van Nuys Boulevard and Woodman Avenue. The light rail will 
serve as a valuable amenity to the east San Fernando Valley and to area surrounding the 
project site. Future residents and visitors will have easy access to various modes of public 
transit, which will lead to a reduction in vehicles miles traveled (VMT). The ground floor 
commercial component of the project will enhance the streetscape along Vesper Avenue 
and will create a more active pedestrian frontage near the commercial and transit corridor 
on Van Nuys Boulevard.  

 
3. Charter Section 556 Findings 

 
That the General Plan Amendment is in substantial conformance with the purposes, 
intent, and provisions of the General Plan. 
 
Framework Element. The Citywide Framework Element of the General Plan sets forth a 
citywide comprehensive long-range growth strategy. The recommended General Plan 
Amendment to the Mission Hills-Panorama City-North Hills Community Plan from Low 
Medium I Residential to Neighborhood Commercial conforms to the objectives and 
policies of the Framework Element as follows: 
 
Goal 3A: A physically balanced distribution of land uses that contributes towards and 

facilitates the City's long-term fiscal and economic viability, revitalization of 
economically depressed areas, conservation of existing residential 
neighborhoods, equitable distribution of public resources, conservation of 
natural resources, provision of adequate infrastructure and public services, 
reduction of traffic congestion and improvement of air quality, enhancement 
of recreation and open space opportunities, assurance of environmental 
justice and a healthful living environment, and achievement of the vision 
for a more liveable city. 

 
Objective 3.1:  Accommodate a diversity of uses that support the needs of the City’s 

existing and future residents, businesses, and visitors.  
 
Objective 3.2: Provide for the spatial distribution of development that promotes an 

improved quality of life by facilitating a reduction of vehicular trips, vehicle 
miles traveled, and air pollution. 

 
Objective 3.7:  Provide for the stability and enhancement of multifamily 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 and improved.  

 
Goal 4A: An equitable distribution of housing opportunities by type and cost 

accessible to all residents of the City.  
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Policy 4.1.1: Provide sufficient land use and density to accommodate an adequate 
supply of housing units by type and cost within each City subregion to meet 
the twenty-year projections of housing needs. 

 
Objective 4.2: Encourage the location of new multifamily housing development to occur 

in proximity to transit stations, along some transit corridors, and within 
some high activity areas with adequate transitions and buffers between 
higher density developments and surrounding lower density residential 
neighborhoods.  

 
The proposed 36-unit, mixed-use building will provide mixed-income housing that will help 
meet the current and projected housing needs of the Community Plan area and the City. 
The project includes one, two, and three-bedroom units and sets aside two units for 
Extremely Low Income Households and three units for Very Low Income Households. 
These units will provide future residents with diverse housing options in both type and cost 
in accordance with Goal 4A and Policy 4.1.1. The Framework Element recognizes the 
varied needs of a city, and the subsequent need for varied land uses to meet those needs. 
As recommended, the General Plan Amendment would re-designate the site to the 
Neighborhood Commercial land use designation, which has the corresponding zones of 
C1, C1.5, C2, C4, RAS3, RAS4, and P. The Neighborhood Commercial land use 
designation and the proposed project will allow the site to be better utilized as a transitional 
buffer between the adjacent commercial uses on Van Nuys Boulevard and abutting low to 
medium density residential uses to the north.  
 
If approved, the requested General Plan Amendment and Zone Change will also further 
Objective 3.7 and Objective 4.2 of the Framework Element by providing additional housing 
adjacent to a future transit corridor and an existing commercial corridor. A Metro light rail 
station will be less than 0.2 miles away from the project site. In addition to the site’s close 
location to a future transit stop, the project also includes long-term and short-term bicycle 
parking as required by the LAMC. The location and design of the project enable users of 
the site to easily access a variety of transit modes and facilitates a reduction of vehicular 
trips in keeping with Objective 3.2. The ground floor commercial space on Vesper Avenue 
and pedestrian-level design elements along both frontages will enhance the pedestrian 
experience and activates the street frontage. Therefore, the proposed project and 
requested entitlements are in substantial conformance with the goals, objectives, and 
policies of the Framework Element.  
 
Community Plan. The Mission Hills-Panorama City-North Hills Community Plan text 
includes the following relevant land use goals, objectives, and policies: 
 
Goal 1:  A safe, secure, and high quality residential environment for all economic, 

age, and ethnic segments of the community. 
 

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 and major bus 

routes where public facilities, utilities, and topography will accommodate 
this development.  
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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.  
 

Policy 1-5.2 Promote housing in mixed-use projects in transit corridor, pedestrian-
oriented areas, and transit oriented districts.  

 
The Community Plan intends to promote well-designed and appropriately located 
multifamily development that serves the needs of the community and is compatible with 
surrounding land uses. The applicant is proposing to construct a mixed-use project on a 
presently underutilized and underdeveloped site. The project is in close proximity to multi-
story multifamily residential buildings on Vesper Avenue and Van Nuys Boulevard. The 
scale of the proposed project is compatible with surrounding development and has been 
designed in a manner which will enhance the appearance of the site and will be visually 
compatible with surrounding uses. The project has been designed with high quality 
materials and includes architectural details such as wrought iron, decorative tiled niches, 
wood shutters, and wood corbels. The project will be approximately 35 feet in height and 
is separated from the nearest single family uses by a 20-foot wide alley to the west of the 
site and a 15-foot wide rear yard. Consistent with Objective 1-2, Policy 1-2.1, and Policy 
1-5.2, the site is located near several bus routes along Van Nuys Boulevard, Woodman 
Avenue, and Plummer Street and the future location of a light rail transit stop as part of 
Metro’s East Valley Transit Corridor Project. Proximity to multiple transit lines and 
providing required bicycle parking for the residential and commercial uses on the site will 
encourage visitors and residents of the site to use alternative modes of transit and will 
reduce their vehicle trips and the VMT of the project. The project will also set aside five 
units for affordable households, including two units for Extremely Low Income Households 
and three units for Very Low Income Households. By providing affordable housing, the 
project will accommodate a range of income need and furthers the intent of Objective 1-5 
and Policy 1-5.1. As such, the project meets the goals, objectives, and policies of the 
Community Plan. 
 
Housing Element. The 2013-2021 Housing Element of the General Plan identifies the 
City’s housing conditions and needs, and it establishes the goals, objectives, and policies 
for meeting the City’s housing and growth challenges. According to the Housing Element, 
there is a “crisis” of housing in the City. In Los Angeles, there is a need for more housing 
units and a need for a broader array of housing types in order to meet evolving household 
types and sizes at different price points. The recommended General Plan Amendment 
conforms to the objectives and policies of the Housing Element as follows: 
 

Goal 1:  A City where housing production and preservation result in an adequate 
supply of ownership and rental housing that is safe, healthy and affordable 
to people of all income levels, races, ages, and suitable for their various 
needs. 
 

Objective 1.1:  Produce an adequate supply of rental and ownership housing in order to 
meet current and projected needs. 
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Policy 1.1.2: Expand affordable rental housing for all income groups that need 
assistance. 

 
Policy 1.1.3:  Facilitate new construction and preservation of a range of different housing 

types that address the particular needs of the city’s households. 
 
The proposed General Plan Amendment and Zone Change for the subject property will 
facilitate the construction of additional market rate and affordable housing which is 
critically needed to meet the City’s current and projected housing needs. The project 
includes two one-bedroom, 20 two-bedroom units, and 14 three-bedroom units to serve 
the needs of varying family sizes. Chapter One of the Housing Element discusses the 
need for large housing units for large households, which are defined as those with five or 
more persons. Units with three or more bedrooms are considered large housing units and 
are required for large households in order to avoid being overcrowded. According to the 
Housing Element, there is a dearth of larger rental units and this is of particular concern 
because a majority of large families (57%) rent their units. The proposed project will 
provide 14 large units which can be utilized to meet the demonstrated housing needs of 
large families and reduce overcrowding.  
 
The project will also set aside five affordable units. The Housing Element highlights the 
need for affordable rental housing and designates the project site as within a low/moderate 
income area (defined as a census block group with 51% or more low/moderate income 
population). Chapter One of the Housing Element further states that “housing is generally 
the single largest expensive facing American families,” and lack of affordable housing 
results in overcrowding, poor livability, and homelessness. Thus, the provision of 
affordable housing at the subject property will help meet the need for affordable housing 
in the area and promotes Objective 1.1 and Policy 1.1.2 of the Housing Element.  As such, 
the proposed project furthers the goals, objectives, and policies of the General Plan.  
 
Mobility Element. The Mobility Element of the General Plan (Mobility Plan 2035) is not 
likely to be affected by the action herein. Vesper Avenue, abutting the site to the east, is 
a designated Collector Street, and has been conditioned to be improved with a new full-
width sidewalk per the Bureau of Engineering. Van Nuys Place, abutting the site to the 
north, is a designated Local Street – Standard and has been conditioned to be improved. 
The project will be required to provide a 2-foot easement to comply with Americans with 
Disabilities Act (ADA) requirements and to construct a full-width sidewalk. The project is 
also required to reconstruct the curb ramp at the corner intersection of Vesper Avenue 
and Van Nuys Place and all driveways to comply with BOE standards and ADA 
requirements. The required improvements to the public right-of-way to meet ADA 
standards will increase accessibility around the site for users of all transportation modes. 
The project is also conditioned to comply with all requirements of the Fire Department, 
Department of Transportation, the Bureau of Street Lighting in matters concerning the 
public right-of-way. Therefore, as conditioned, the General Plan Amendment and Zone 
Change are consistent with the Mobility Plan 2035 goals, objectives, and policies.  
 
Sewerage Facilities Element. The Sewerage Facilities Element of the General Plan will 
not be affected by the recommended action. While the sewer system might be able to 
accommodate the total flows for the proposed project, further detailed gauging and 
evaluation may be needed as part of the permit process to identify a specific sewer 
connection point. If the public sewer has insufficient capacity then the developer will be 
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required to build sewer lines to a point in the sewer system with sufficient capacity. A final 
approval for sewer capacity and connection permit will be made at that time. Ultimately, 
this sewage flow will be conveyed to the Hyperion Treatment Plant, which has sufficient 
capacity for the project. 

 
4. Charter Section 558 Findings 

 
That the action will be in conformity with the public necessity, convenience, general 
welfare, and good zoning practice.  
  
The recommended amendment to the Mission Hills-Panorama City-North Hills Community 
Plan would re-designate the two-parcel site from Low Medium I Residential to 
Neighborhood Commercial. In conjunction with the General Plan Amendment, the 
recommended Vesting Zone Change from [T][Q]RD3-1 to (T)(Q)C1-1 will allow 
development of the proposed 36-unit, mixed-use development, including the restriction of 
two units for Extremely Low Income Households and three units for Very Low Income 
Households. The existing land use designation and zoning do not allow for the 
construction of the proposed project, and as such, the General Plan Amendment and 
Vesting Zone Change are necessary to permit the development of the site as proposed. 
 
Public Necessity: Approval of the General Plan Amendment from Low Medium I 
Residential to Neighborhood Commercial will allow the site to be developed with market 
rate and affordable dwelling units less than 0.2 miles from a future transit stop along the 
East San Fernando Valley Transit Corridor light rail. Under the existing RD3 Zone, the 
applicant would be able to construct 10 units by right. However, the recommended 
General Plan Amendment will allow the applicant to construct the proposed 36-unit 
project. The City of Los Angeles is experiencing a well-documented housing shortage, 
and the proposed project will provide much needed affordable and market rate housing in 
proximity to transit. Therefore, the project is consistent with public necessity.  
 
Convenience: The proposed mixed-use project is an infill project located in an urbanized 
area, and therefore will have adequate access to City services and infrastructure. The 
area surrounding the project has a mix of low to medium density residential uses and 
commercial uses. As recommended, the General Plan Amendment will produce affordable 
and market rate housing that is conveniently adjacent to several major transit lines, 
including light rail stop will be located at the intersection of Van Nuys Boulevard and 
Woodman Avenue. The site is also less than a five-minute walk to several bus lines 
operating along Van Nuys Boulevard (744, 233) and Plummer Street (167). Therefore, the 
proposed General Plan Amendment would allow new housing and commercial use to be 
conveniently located for residents and visitors of the site.  
 
General Welfare: As previously discussed, the General Plan Amendment will allow for the 
development of mixed-income housing, which will benefit the general welfare by meeting 
the projected and current housing needs of the community. Two units will be set aside for 
Extremely Low Income Households and three units will be set aside for Very Low Income 
Households. The units include two one-bedroom units, 20 two-bedroom units, and 14 
three-bedroom units. Additionally, the creation of affordable housing and a variety of 
housing types promotes the general welfare of the City by proving housing options for all 
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segments of the community. The 14 three-bedroom units will also specifically meet the 
demonstrated need for larger rental units for large families in order to reduce 
overcrowding. Therefore, the project is in harmony with the general welfare of the City.  
 
Good Zoning Practices: As previously discussed, the Mission Hills-Panorama City-North 
Hills Community Plan designates the site for Low Medium I Residential uses, and the 
applicant has requested a General Plan Amendment to designate the site for 
Neighborhood Commercial uses. As described above in finding no. 3, the requested 
amendment would allow the site to be developed in a manner which is consistent with the 
goals, objectives, and policies of the Community Plan and the General Plan. The General 
Plan promotes locating higher density residential uses along transit corridors with 
adequate transitions for lower density residential uses. The site will serve as a buffer 
between the adjacent low to medium density residential uses and the transit corridor along 
Van Nuys Boulevard. The project has been designed in such a way to be compatible with 
surrounding uses. The project further implements good zoning practices through the siting 
of additional housing in proximity to public transit. The project site’s close location to 
several bus lines and a future light rail stop will allow residents and visitors to have easy 
access to transit and reduce vehicle trips. Therefore, the recommended General Plan 
Amendment will be in conformance with good zoning practices. 
 

B. ENTITLEMENT FINDINGS  
 
The proposed General Plan Amendment, Vesting Zone Change, T Conditions, and Q 
Conditions are consistent with Section 558 of the City Charter and Section 12.32 of the LAMC 
in that it will be in conformance with public necessity, convenience, general welfare, and good 
zoning practice as described below. With approval of the requested General Plan 
Amendment, the requested Vesting Zone Change will be consistent with the General Plan.  
 
5. Vesting Zone Change Findings 

 
The recommended action is deemed consistent with public necessity, convenience, 
general welfare and good zoning practice.   
 
As previously described, the proposed project is the demolition of an existing one-story 
duplex and the construction, use, and maintenance of a three-story, 36-unit, mixed-use 
building. The project will be a maximum of 35 feet in height and will provide 6,690 square 
feet of open space, comprised of a 3,690 square foot courtyard, 2,865 square foot rear 
yard, 365 square foot gym, and 600 square foot recreation room. Approximately 3,872 
square feet of landscaping will be provided along the Vesper Avenue and Van Nuys Place 
frontages, in the rear yard, and in the second level courtyard. A total of 24 trees will be 
provided, including two new street trees on Vesper Avenue. Three existing street trees on 
Van Nuys Place will remain. The project also includes 1,060 square feet of commercial 
space along the Vesper Avenue frontage. The applicant has requested a Vesting Zone 
Change from [T][Q]RD3-1 to C1-1 in conjunction with a General Plan Amendment from 
Low Medium I Residential to Neighborhood Commercial. Staff is recommending the 
inclusion of (T) Tentative Classification conditions, and as such, the recommended zone 
is (T)(Q)C1-1.  
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Public Necessity: Approval of the Vesting Zone Change from [T][Q]RD3-1 to (T)(Q)C1-1 
is consistent with the requested land use designation of Neighborhood Commercial. The 
proposed C1 Zone supports higher density residential uses adjacent to a commercial 
corridor and transit corridor on Van Nuys Boulevard. As previously discussed, the City is 
experiencing a housing crisis and there is a documented need for increased housing, 
including affordable housing and large units. The project provides housing varying in type 
and cost and will include five units designated as affordable and 14 three-bedroom units. 
These units will be valuable in meeting the varied housing needs of the community. As 
previously discussed, the request is supported by several elements of the General Plan, 
and as such, the project is consistent with public necessity.  
 
Convenience: As previously mentioned, the project is an infill development and will have 
adequate access to existing City services and infrastructure. Residents and visitors of the 
site will be conveniently located near various restaurant, fast food, and retail uses on Van 
Nuys Boulevard. The project is also located 0.2 miles from the Albert Piantanida 
Intergenerational Center which is operated by the City of Los Angeles Department of 
Recreation and Parks. The site is also less than a five-minute walk to several bus lines 
operating along Van Nuys Boulevard (744, 233) and Plummer Street (167) and will be 
located 0.2 miles from a future Metro light rail stop at the intersection of Van Nuys 
Boulevard and Woodman Boulevard. Therefore, the requested Vesting Zone Change is 
conveniently located for users of the site.  
 
General Welfare: As previously discussed, the Vesting Zone Change will allow for the 
development of additional mixed-income housing, which will benefit the general welfare 
by helping to meet the projected and current housing needs of the community. The (T) 
Tentative Classification conditions the project to provide a 2-foot sidewalk easement 
behind driveways, to reconstruct the curb ramp at the corner intersection, construct a new 
full-width sidewalk on Vesper Avenue to comply with ADA requirements. These required 
improvements will implement the policies of the Mobility Plan which intent to increase 
pedestrian safety and improve access for all street users. Therefore, as conditioned, the 
project is in harmony with the general welfare of the City.  
 
Good Zoning Practices: The site is currently zoned [T][Q]RD3-1 and designated for Low 
Medium I Residential uses, which has corresponding zones of R2, RD3, RD4, RD5, RD6, 
RZ3, RZ4, RU, and RW1. The applicant has requested a Vesting Zone Change to C1-1 
and General Plan Amendment to be designated for Neighborhood Commercial uses, 
which has corresponding zones of C1, C1.5, C2, C4, RAS3, RAS4, and P. As previously 
discussed, the proposed project will be a buffer between lower density residential uses to 
the north, east, and west and commercial uses to the south along Van Nuys Boulevard. 
The project will also provide housing in proximity to transit, which promotes the use of 
public transit and a reduction in vehicle miles traveled (VMT) and as a result a reduction 
in greenhouse gas emissions. There are several goals, objectives, and policies of the 
General Plan which support these patterns of development and are further discussed in 
finding no. 3 and herein incorporated. As such, the recommended Vesting Zone Change 
will implement good zoning practices.  
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For the reasons stated above, the zone change request is beneficial in terms of the public 
necessity, convenience, general welfare, and good zoning practice, and is consistent with 
the General Plan.  

 
6. “T” Condition Findings 
 

Public necessity, convenience and general welfare require that the provision be 
made for the orderly arrangement of the property concerned into lots and/or that 
provision be made for adequate streets, drainage facilities, grading, sewers, 
utilities, park and recreational facilities; and/or that provision be made for other 
dedications; and/or that provisions be made for improvements; all in order that the 
property concerned and the area within which it is located may be properly 
developed in accordance with the different and additional uses to be permitted 
within the zone to which the property is proposed for change.  
 
Pursuant to LAMC Section 12.32 G.1, the current action, as recommended, has been 
made contingent upon compliance with new “T” conditions of approval imposed herein for 
the proposed project. Such “T” Conditions are necessary to ensure the identified 
improvements and construction notices are issued to meet the public’s needs, 
convenience, and general welfare by the required actions. Street dedications and 
improvements are conditioned as recommended by the Bureau of Engineering memo 
dated June 24, 2020. The improvements include a two-foot wide sidewalk easement 
behind the driveways on Vesper Avenue and the construction of new, full-width sidewalks 
along Vesper Avenue and Van Nuys Place in order to comply with ADA standards. These 
conditions ensure appropriate and necessary improvements to the public right-of-way. As 
recommended, the conditions will improve access to and around the site for people of all 
mobility modes, and as such benefits public necessity and convenience. The proposed 
project, including the driveway and parking plan, will be reviewed by the Department of 
Transportation prior to the issuance of a final Certificate of Occupancy. In their September 
9, 2019 memo, the Bureau of Street lighting recommended additional street lighting as 
conditioned herein. The project will be reviewed as appropriate by the Department of 
Building and Safety, Bureau of Engineering, the Fire Department, and the Bureau of 
Sanitation for any other necessary conditions relating to construction and/or infrastructure 
improvements (e.g., sewers, shoring, and lateral supports). The review of the project by 
various departments will ensure that any improvements to the site and all aspects of the 
project will be done appropriately so as to benefit the general welfare. As such, provisions 
are made for adequate streets, drainage facilities, grading, sewers, utilities, and other 
public dedications or improvements. 

 
7. “Q” Condition Findings 

 
a. The Q limitations are necessary to protect the best interest of and assure a 

development more compatible with the surrounding property or neighborhood. 
 
Pursuant to LAMC Section 12.32 G.2, the current action, as recommended, has been 
made contingent upon compliance with new “Q” conditions of approval imposed herein 
for the proposed project. The proposed Q conditions contain provisions regarding site 
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development, maximum building height, use limitations, required vehicle parking, 
required bicycle parking, open space, and landscaping. These conditions ensure that 
the project is compatible with the surrounding neighborhood with regards to scale, 
appearance, and density. Therefore, the Q conditions are necessary to protect the 
best interest of and assure a development that would enhance the surrounding 
neighborhood.  

 
b. The Q limitations are necessary to secure an appropriate development in 

harmony with the objectives of the General Plan. 
 

To ensure that the development is in harmony with the General Plan, the proposed Q 
conditions contain provisions regarding land use and affordability to provide housing 
opportunities to underserved sectors of the population. The City is in a well-
documented housing crisis, and the project furthers the objectives of the General Plan 
by siting housing in proximity to transit and by providing affordable housing. The Q 
conditions provide for affordable housing by designating 5% (two units) for Extremely 
Low Income Households and 6% (three units) for Very Low Income Households. As 
such, the Q limitations are necessary secure an appropriate development in harmony 
with the objectives of the General Plan. 
 

c. The Q limitation is necessary to prevent or mitigate adverse environmental 
effects of the vesting zone change.  
 
Under Case No. ENV-2016-4617-MND, mitigation measures are imposed on the 
subject case to reduce impacts to a less than significant level. The Mitigated Negative 
Declaration was analyzed based on the project description reflected in the applicant’s 
site plan a shown in “Exhibit A.” These site plans incorporate use, unit density, height, 
FAR, and parking. As such, the proposed Q conditions prevent or mitigate adverse 
environmental impacts from the project.  

 
Environmental Findings 
 
C. Environmental Finding.  A Mitigated Negative Declaration (MND), Case No. ENV-2016-

4617-MND, was prepared for the proposed project in compliance with the California 
Environmental Quality Act (CEQA). The Mitigated Negative Declaration was published on 
March 26, 2020 and circulated for 20 days ending April 15, 2020. Potential negative impacts 
could occur from the project’s implementation due to: 

 
Noise (temporary noise during construction, mixed-use development) 
Transportations (pedestrian safety during construction phases) 
Mandatory Findings of Significance (cumulative impacts, adverse impact) 

 
Other identified potential impacts not specified mitigated by these conditions are already 
subject to existing City ordinances (Sewer Ordinance, Grading Ordinance, Flood Plain 
Ordinance, Xeriscape Ordinance, Stormwater Ordinance, etc.) which are specifically intended 
to mitigate such potential impacts on all projects.  
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Therefore, Find, pursuant to CEQA Guidelines Section 15074(b), after consideration of the 
whole of the administrative record, including Mitigated Negative Declaration No. ENV-2016-
4617-MND, as circulated on March 26, 2020, (“Mitigated Negative Declaration”), and all 
comments received, with the imposition of mitigation measures, there is no substantial 
evidence that the project will have a significant effect on the environment; Find the Mitigated 
Negative Declaration reflects the independent judgement and analysis of the City; Find the 
mitigation measures have been made enforceable conditions on the project; and Adopt the 
Mitigated Negative Declaration and the Mitigation Monitoring Program prepared for the 
Mitigated Negative Declaration. 
 
The records upon which this decision is based are with the Valley Project Planning Division 
of the Planning Department in room 430, 6262 Van Nuys Blvd.  
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