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PROJECT 
LOCATION: 

10757, 10757 ½, 10759 West Wilkins Avenue 

  
PROPOSED 
PROJECT: 

The project proposes the demolition of the existing apartment building and garage and the 
construction of a new five-story, maximum 55-feet in height, 16,803 square foot, multi-family 
apartment building consisting of 10 units over one level of subterranean parking containing 21 
automobile stalls. The project requires a haul route. The project reserves two of the units for 
Very Low Income Households. 
  

 
APPEAL 
ACTION: 

1. Pursuant to Sections 12.22 A.31 and 12.22 A.25(g) of the Los Angeles Municipal Code 
(“LAMC”), an appeal of the entire determination by the Director of Planning in approving a 
Transit Oriented Communities Affordable Housing Incentive Program for a project totaling 
10 dwelling units, reserving two units for Very Low Income Household occupancy for a 
period of 55 years, with the following requested incentives: 

https://planning.lacity.org/about/commissions-boards-hearings
https://planning.lacity.org/about/commissions-boards-hearings
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a. Height. A 22-foot increase in the building height, allowing 55 feet in lieu of the maximum 
33 feet otherwise allowed by the [Q]RD1.5-1 Zone and Westwood Community Multi-
Family Specific Plan;  

b. Yard/Setback. A reduction in the required west side yard, allowing 5.6 feet in lieu of the 
8-foot side yard setback otherwise required; and 

c. Open Space. A 25 percent reduction in the open space requirement, allowing 2,625 
square feet in lieu of the 3,500 square feet otherwise required; 

2. An appeal of the January 13, 2020, Director of Planning’s Determination to approve a 
Project Permit Compliance and Design Review, pursuant to LAMC Section 11.5.7 and 
16.50, for a new five-story, maximum 55 feet in height, 10 unit apartment building over one 
level of subterranean parking containing 21 automobile stalls in the Westwood Community 
Multi-Family Specific Plan. 

3. An appeal of a determination that based on the whole of the administrative record, that the 
Project is exempt from the California Environmental Quality Act (CEQA) pursuant to State 
CEQA Guidelines, Article 19, Section 15332 (Class 32), and there is no substantial 
evidence demonstrating that an exception to a categorical exemption pursuant to CEQA 
Guidelines, Section 15300.2 applies. 
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PROJECT ANALYSIS 
 
Appellate Decision Body  
 
Pursuant to Sections 12.22 A.31 and 12.22 A.25(g) of the Los Angeles Municipal Code (“LAMC”), 
appeals of Transit Oriented Communities Affordable Housing Incentive Program cases are heard 
by the City Planning Commission. The appellate decision of the City Planning Commission is final. 
 
Project Summary 
 
On January 13, 2020, the Director of Planning approved a Transit Oriented Communities (“TOC”) 
Affordable Housing Incentive Program for a project totaling 10 dwelling units, with two units 
reserved for Very Low Income Household occupancy, with two Base Incentives (Density and 
Parking) and three Additional Incentives under Tier 3 of the TOC Guidelines for an increase in 
building height, a reduction in one of the required side yard setbacks, and a reduction in the open 
space requirement.  
 
The project is for the construction of a new five-story, 16,803 square foot apartment building 
consisting of 10 units, as provided in approved project plans stamped “Exhibit A.” The project will 
have a maximum height of 55 feet and a Floor Area Ratio (FAR) of 3:1. One level of subterranean 
parking will be provided, consisting of 21 parking spaces. The project provides ten long-term and 
two short-term bicycle spaces.  The project proposes the demolition of the existing apartment 
building and garage. 
 
On January 28, 2020, three abutting owners and one abutting occupant filed one appeal. 
 
Background 
 
Subject Property 

The project site, located at 10757, 10757 ½, 10759 West Wilkins Avenue, occupies one 

parallelogram shaped and minimally sloped lot, developed with a three unit apartment building built 

in 1937. The project lot is 45 feet wide in the front and 76.70 feet wide in the rear with a depth of 

183.27 feet on the east side and 151.91 feet on the west side. The lot is 9,833.3 square feet. The 

project is not within the Alquist-Priolo fault zone and a fault study is not required. It is near the Santa 

Monica Fault but not within it. A Geotechnical Report was conducted on the subject site and a Soils 

Approval letter was issued by LADBS on November 6, 2018 (LOG #105676).  The project site is not 

located within a Fault Zone, Landslide Area, Liquefaction Zone, or a Very High Fire Severity Zone. 

The project site is in a Special Grading Area (BOE Basic Grid Map A-13372) and will require a Haul 

Route. The project is located in a Methane Zone and will be subject to Regulatory Compliance 

Measures. There are no known designated historic resources or cultural monuments on the subject 

site.   

 
The project abuts two [Q]RD1.5-1 zoned properties to the east, which are developed with two-
story multi-family apartment complexes. Properties immediately across the street and to the west 
of the subject property are zoned [Q]RD1.5-1 and developed with single-family residences and 
single, two, and three-story multi-family residences. The project site is approximately 181 linear 
feet from St. Paul the Apostle Church at the intersection of Selby, Ohio, and Wilkins Avenues and 
zoned [Q]RD1.5-1-O. The project site abuts R1-1-O zoned properties to the north and northeast, 
which are developed with single and two-story single-family homes. Approximately 475 linear 
square feet to the west of the project site and across Malcolm Avenue are single-family homes 
on R1-1 zoned lots. 
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The project fronts Wilkins Avenue, a Local Street with a designated right-of-way width of 60 feet 
and a designated roadway width of 36 feet.  The road way and right-of-way are fully improved.  

 
The project proposes the demolition of the existing apartment building and garage and the 
construction of a new five-story, maximum 55 feet in height, 16,803 square foot, multi-family 
apartment building consisting of 10 units over one level of subterranean parking containing 21 
automobile stalls.  
 
A Tree Report was not required as there are no protected trees on the subject site.  
 
Zoning and Land Use Designation 
 
The site is zoned [Q]RD1.5-1 and has a General Plan Land Use Designation of Low Medium II 
Residential. The Q condition on the project site was enacted through Ordinance 163,187 and 
requires that all projects with two or more units be subject to review by the Westwood Community 
Design Review Board. The project site is located in the Westwood Community Plan, the 
Westwood Community Multi-Family Specific Plan, the Westwood Community Design Review 
Board Specific Plan, and the West Los Angeles Transportation Improvement and Mitigation 
Specific Plan (WLA TIMP, Ordinance 186,105 and 186,108). The Project is subject to Department 
of Transportation clearance of the WLA TIMP. The Westwood Community Design Review Board 
is required to review projects and make recommendations to the Director of Planning for Approval, 
Approval with Conditions, or Denial of projects within their jurisdiction.  In addition, the project is 
within a Tier 3 designation of the Transit Oriented Communities Program. Pursuant to LAMC 
Section 12.22 A.31 and the TOC Guidelines, the applicant requests a Transit Oriented 
Communities Compliance Review. 
 
Transit Oriented Communities  

The project qualifies for the Transit Oriented Communities (“TOC”) Affordable Housing Incentive 
Program, which allows a variety of incentives for increased density, height, and floor area, among 
others, for Eligible Housing Projects. Measure JJJ was adopted by the Los Angeles City Council 
and established the TOC Affordable Housing Incentive Program. The measure required that the 
Department adopt a set of TOC Guidelines, which establish incentives for residential or mixed 
use projects located within ½ mile of a major transit stop, as defined under existing State law. 

The TOC Guidelines, adopted September 22, 2017 and amended on February 26, 2018, establish 
a tier-based system with varying development bonuses and incentives based on a project’s 
distance from different types of transit. The largest bonuses are reserved for those areas in the 
closest proximity to significant rail stops or the intersection of major bus rapid transit lines. 
Required affordability levels are increased incrementally in each higher tier. The incentives 
provided in the TOC Guidelines describe the range of bonuses from particular zoning standards 
that applicants may select. 

The subject site is located within 2,640 feet from the Metro Purple Line Extension, 
Westwood/UCLA Station, and is eligible as a Tier 3 development in the Transit Oriented 
Communities Affordable Housing Incentive Program Guidelines, as indicated on the revised TOC 
Referral Form dated January 2, 2019.  
 
Tier 3 Base Incentives require On-Site Restricted Affordable Units at the rate of 10 percent for 
Extremely Low Income, 14 percent for Very Low Income, or 23 percent for Lower Income, of the 
total number of units. Three Additional Incentives may be granted for projects that include at least 
11 percent of the base units for Extremely Low Income Households, at least 15 percent of the 
base units for Very Low Income Households, at least 30 percent of the base units for Lower 
Income Households, or at least 30 percent of the base units for persons and families of Moderate 
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Income in a common interest development. The applicant is proposing two Very Low Income units 
of the total 10 units proposed, consistent with the Base Incentive requirements, and which make 
the project eligible for three Additional Incentives. 
 
The project is eligible for the following Tier 3 Base Incentives, which are granted by-right for 
eligible TOC projects: 
 

a. Density. Increase the maximum allowable number of dwelling units permitted by up to 40 
percent.  
 
The RD1.5 Zone allows for a maximum residential density of one dwelling unit per 1,500 
square feet of lot area. The subject lot totals 9,833.3 square feet, for a maximum base 
density of seven units. Los Angeles Municipal Code allows 6.55 units by-right, however, 
the TOC Guidelines round base density up to the next whole number, resulting in seven. 
The TOC Guidelines Residential Density Incentive has an exception for properties in the 
“RD” Restricted Density Zone that limits the density increase for a Tier 3 property to 40 
percent. The maximum allowed density for the subject site under the Tier 3 Density 
Incentive would be 10 units. The project is proposing 10 units. 

 
b. Floor Area Ratio. Percentage increase of up to 45 percent in the RD Zone. 

 
In the RD1.5 Zone in Height District 1, the Los Angeles Municipal Code provides for a 
maximum FAR of 3:1. The project has a by-right floor area of 17,241 square feet. The 
project proposes 16,803 square feet and is not utilizing the Floor Area Ratio incentive. 
 

c. Residential Parking. Parking for all residential units in an Eligible Housing Development 
for a Tier 3 project shall not be required to exceed one-half space per unit. 

 
The project is required to provide five parking spaces under the TOC incentive and is 
providing 21 spaces. 

 
Pursuant to the TOC Guidelines, the project is eligible for, and has been granted three Tier 3 
Additional Incentives to construct the proposed project: 
 

a. Yard/Setback. : In Tier 3 areas the TOC incentive for side and rear yard reductions allows 
up to a 30 percent decrease in the required width or depth of two individual yards or 
setbacks with the exception that yard reductions cannot be applied along any property 
line that abuts an R1 or more restrictive residential zoned property. The proposed project 
abuts R1-1-O zoned properties along the entire rear property line and along a portion of 
the northeast side property line. Along the westerly side yard the project abuts a property 
zoned [Q]RD1.5-1.  
 
The Westwood Community Multi-Family Specific Plan Section 6.E.2 Yard Requirements, 
states that projects, which immediately abut an R1 or more restrictive zone on the rear 
property line, shall have a rear yard of at least 20 feet in depth. Section 6.E.3 of the 
Specific Plan states that projects which immediately abut an R1 or more restrictive zone 
on the side property line shall have a side yard of at least 10 feet in width. 
 
The property is not utilizing reductions in the front, rear, or easterly side yards and 
maintains setbacks in these yards consistent with the requirements of Section 6 of the 
Westwood Community Multi-Family Specific Plan. 
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The project proposes a 5.6-foot westerly side yard consistent with the TOC Guidelines. 
The 5.6-foot side yard reflects a 30 percent reduction in the otherwise required 8-foot side 
yard in the RD1.5 Zone.  
 

b. Open Space. A 25 percent reduction from the Westwood Community Multi-Family 
Specific Plan Open Space requirement, allowing 2,625 square feet in lieu of 3,500 square 
feet. 

 
c. Height Incentives. A 22-foot increase in the building height, allowing a maximum 55 feet 

in lieu of the 33 feet otherwise allowed by the Westwood Community Multi-Family Specific 
Plan.  

 
The table below provides a summary of the relevant and Specific Plan provisions for the subject 
property and requested TOC Base and Additional Incentives: 
 

Incentives Specific Plan TOC Guidelines Proposed 

Density 6 units 10 units  
(40% increase) 

10 units 

FAR 3.0 4.35 
(45% increase in RD 
Zone) 

2.9 

Residential Parking 
Spaces 

32 5 
(.5 spaces per unit) 

21 

Open Space 3,500 sf 2,625 sf 
(25% reduction) 

2,627 

Height 33’ 55’ 
(Two stories up to 22’)  

55’ 

 
 

Yard Incentives LAMC/Specific Plan TOC Guidelines Proposed 

Residential Front 15’ Not utilized 15’ 

Residential Rear 20’ Not utilized 26’ to 40’ 

East Side 8’ and 10’ Not utilized 10’ and 13’ 

West Side 8’ 5.6’ 5.6’ 

 

Housing Replacement 

The TOC Guidelines require a Housing Development to meet any applicable housing replacement 
requirements of California Government Code Section 65915(c)(3), as verified by the Department 
of Housing and Community Investment (HCIDLA) prior to the issuance of any building permit. 
California Government Code Section 65915(c)(3), as amended by Assembly Bill 2222 and 2556, 
requires applicants of Density Bonus projects to demonstrate compliance with the housing 
replacement provisions which require replacement of rental dwelling units that either exist at the 
time of application of a Density Bonus project, or have been vacated or demolished in the five-
year period preceding the application of the project. This applies to all pre-existing units that have 
been subject to a recorded covenant, ordinance, or law that restricts rents to levels affordable to 
persons and families of lower or very low income; subject to any other form of rent or price control; 
or occupied by Low or Very Low Income Households. Pursuant to the Determination made by the 
Los Angeles Housing and Community Investment Department (HCIDLA) dated July 5, 2019, AB 
2556 determined that no units are subject to replacement under AB2256, provisional and subject 
to verification by HCIDLA’s Rent Division. The project satisfies the TOC Affordable Housing 
requirement by providing two units restricted to Very Low Income households. This is reflected in 
the Conditions of Approval.  
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Appeal Analysis 
 
Three abutting property owners, Carl Shusterman, Helena Freeman, and John Gaustad, and one 
tenant, Cecelia Evans (“Appellants”), filed one appeal in a timely manner on January 28, 2020.  
 
The following statements have been compiled from the submitted appeal. The appeal in its 
entirety has been attached herein for reference (Exhibit E). 
 
Appeal Point 1: The proposed project was granted discretionary TOC incentives outside of 

the authority of Section 6 of Measure JJJ. TOC is limited to three ministerial 
incentives based on the underlying zone, not on TOC "Tiers." JJJ did not 
authorize additional discretionary incentives nor did it authorize TOC Tiers. 
The proposed project violates the Labor Standard of Measure JJJ.  

 
Staff Response: On November 8, 2016, City of Los Angeles voters approved Measure JJJ. 
Measure JJJ established LAMC Section 12.22 A.31 to create a new transit-based affordable 
housing incentive called the Transit Oriented Communities Affordable Housing Incentive Program 
(TOC Program). The Measure required the Department of City Planning to create TOC Affordable 
Housing Incentive Program Guidelines (TOC Guidelines) for all Housing Developments located 
within a one-half mile radius of a Major Transit Stop. These Guidelines provide the eligibility 
standards, incentives, and other necessary components of the TOC Program consistent with 
LAMC 12.22 A.31. The TOC Program became effective on September 22, 2017 and was 
subsequently revised February 26, 2018.  

The Department of City Planning structured the Guidelines to provide levels of incentives linked 
to the quality and proximity of a transit stop. This strategy results in a system that provides 
different levels of development for a project located a half-mile from a regular bus lines than for 
one located adjacent to a Metro Rail Station. To reflect these important distinctions a Tier-based 
system classifies eligible areas into TOC Tiers depending on the project’s distance from different 
types of transit service. All incentives and tiers are in proportion to the affordable housing 
requirements outlined in JJJ and the development incentives in the City’s current Density Bonus 
program. The specific incentives offered through the program are determined by the TOC 
Guidelines and are consistent with the provisions of Measure JJJ, including up to either two or 
three Additional Incentives, depending on the percent of affordable housing provided. Projects 
that adhere to the labor standards required in LAMC 11.5.11 may be granted two Additional 
Incentives from the menu in Section VII of the TOC Guidelines, for a total of up to five Additional 
Incentives. The project is only seeking three Additional Incentive and is therefore not required to 
adhere to the labor standards in LAMC 11.5.11. 
 
Appeal Point 2:  The proposed project violates Project Permit Compliance and the 

Westwood DRB Ordinance, violating the Westwood Multi-Family 
Residential Specific Plan. A Specific Plan Amendment is required to 
deviate from the height, open space and yard requirements of the Specific 
Plan and DRB Ordinance. The Applicant did not apply for a Specific Plan 
Amendment.  

 
Staff Response: As provided in the Director’s Determination (Exhibit B) and Project Background, 
the project is located in the Westwood Community Plan, the Westwood Community Multi-Family 
Specific Plan, the Westwood Community Design Review Board Specific Plan, and the West Los 
Angeles Transportation Improvement and Mitigation Specific Plan (WLA TIMP, Ordinance 
186,105 and 186,108). The Westwood Community Plan designates the site for Low Medium II 
Residential land uses with a zoning designation of [Q]RD1.5-1. The Q condition on the project 
site was enacted through Ordinance 163,187 and requires that all projects with two or more units 
be subject to review by the Westwood Community Design Review Board. 
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The subject site is located within 2,640 feet from the Metro Purple Line Extension, 
Westwood/UCLA Station, and is eligible as a Tier 3 development in the Transit Oriented 
Communities Affordable Housing Incentive Program Guidelines, as indicated on the revised TOC 
Referral Form dated January 2, 2019.  
 
In cases where Base or Additional Incentives are permitted for a project under the TOC 
Guidelines, they shall be based off the otherwise allowable development standards for the 
property found in the Specific Plan. The project is eligible for the following Tier 3 Base Incentives, 
a 40 percent increase in density, up to a 45 percent increase in Floor Area, and a reduction in 
residential parking requirements, which are granted by-right for eligible TOC projects. 

 
The RD1.5 Zone allows for a maximum residential density of one dwelling unit per 1,500 square 
feet of lot area. The subject lot totals 9,833.3 square feet, for a maximum base density of seven 
units. Los Angeles Municipal Code allows 6.55 units by-right, however, the TOC Guidelines round 
base density up to the next whole number, resulting in seven. The TOC Guidelines Residential 
Density Incentive has an exception for properties in the “RD” Restricted Density Zone that limits 
the density increase for a Tier 3 property to 40 percent. The maximum allowed density for the 
subject site under the Tier 3 Density Incentive would be 10 units. The project is proposing 10 
units. 
 
In the RD1.5 Zone in Height District 1, the Los Angeles Municipal Code provides for a maximum 
FAR of 3:1. The project has a by-right floor area of 17,241 square feet. The project proposes 
16,803 square feet and is not utilizing the Floor Area Ratio incentive. 

 
The Specific Plan requires projects with more than four habitable rooms per unit to provide 3.25 
parking spaces per unit. Per the Specific Plan, of the parking spaces required, guest parking is 
required at a ratio of 0.25 spaces per unit.  The project has 10 units with more than four habitable 
rooms and therefore would be required to provide 32 parking spaces (3.25 x 10 units). Pursuant 
to Los Angeles Municipal Code Section 12.22 A.31, Automobile Parking is a Base Incentive in 
the TOC Guidelines and parking for a property in a Tier 3 area is not required to exceed .5 spaces 
per unit. Therefore, the project is required to provide five parking spaces (.5 x 10 units). Per LAMC 
12.22 A.31(b)(1) projects providing minimum required percentages of On-Site Restricted 
Affordable Units and which meet any applicable replacement requirements of California 
Government Code Section 65915(c)(3) are eligible for TOC incentives in accordance with  LAMC 
12.22 A.31(B)(2). The TOC Guidelines’ parking incentive supersedes the Westwood Community 
Multi-Family Specific Plan Parking Standards. The TOC Guidelines require five parking spaces; 
however, the project is providing 21 parking spaces.  
 
Pursuant to the TOC Guidelines, the project is eligible for, and has been granted three Tier 3 
Additional Incentives to construct the proposed project. 
 
In Tier 3 areas the TOC incentive for side and rear yard reductions allows up to a 30 percent 
decrease in the required width or depth of two individual yards or setbacks with the exception that 
yard reductions cannot be applied along any property line that abuts an R1 or more restrictive 
residential zoned property. The proposed project abuts R1-1-O zoned properties along the entire 
rear property line and along a portion of the northeast side property line. Along the westerly side 
yard the project abuts a property zoned [Q]RD1.5-1.  
 
The Westwood Community Multi-Family Specific Plan Section 6.E.2 Yard Requirements, states 
that projects, which immediately abut an R1 or more restrictive zone on the rear property line, 
shall have a rear yard of at least 20 feet in depth. The project proposes a rear yard that ranges 
from 26 to 40 feet. Section 6.E.3 of the Specific Plan states that projects which immediately abut 
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an R1 or more restrictive zone on the side property line shall have a side yard of at least 10 feet 
in width. The project proposes the east side yard to range from 10 feet to 13 feet. 

 
The property is not utilizing reductions in the front, rear, or easterly side yards and maintains 
setbacks in these yards consistent with the requirements of Section 6 of the Westwood 
Community Multi-Family Specific Plan. The project proposes a 5.6-foot westerly side yard 
consistent with the TOC Guidelines. The 5.6-foot side yard reflects a 30 percent reduction in the 
otherwise required 8-foot side yard in the RD1.5 Zone.  
 
Section 6.A.1 Open Space, of the Specific Plan requires 350 square feet of open space per unit 
for RD Zones, of which a minimum of fifty percent shall be landscaped and 75 percent shall be 
located on the ground floor. The Westwood Community Multi-Family Specific Plan would therefore 
require 3,500 square feet of open space for a 10-unit apartment complex. However, the applicant 
has requested an Additional Incentive for a 25 percent reduction in open space, for 2,625 square 
feet of required open space. The project is compliant with the TOC Guidelines for the provision of 
open space as detailed in the Transit Oriented Communities Findings and is providing 2,627 
square feet of open space. 

 
The Westwood Community Multi-Family Specific Plan requires 50 percent of required open space 
to be landscaped. The project is providing 2,627 square feet of total open space, consistent with 
the TOC Guidelines requirements, 1,312 square feet of which is required to be landscaped. The 
project is providing 2,132 square feet of landscaping, and is therefore consistent with the Specific 
Plan requirements.  

 
Section 6A.3 of the Specific Plan states that required open space shall be on the ground level, 
except that 25 percent of the required open space may be located above the ground level. Of the 
total required open space a minimum of 1,968.75 square feet is required to be on the ground floor 
and 656.25 square feet may be above the ground floor. The project is providing 1,971 square feet 
of open space on the ground floor and 656 square feet of open space above the ground floor.  

 
Section 6.A.4 of the Specific Plan requires any open space above the ground floor that is counted 
toward the open space requirements to be setback a minimum of 10 feet in depth from the level 
immediately below it. Additionally, 40 percent of these setback areas are required to be 
landscaped. Two fifth floor decks are providing minimum setbacks of 14 feet and 15 feet from the 
levels immediately below and 656 square feet of open space, 272 square feet of which is 
landscaped, or 41 percent, consistent with the Specific Plan requirements.  

 
Section 6.A.6 states that no more than 50 percent of the required front or rear yards shall count 
toward open space requirements. The required front yard area is 698 square feet and only 50 
percent, or 349 square feet, is allowed to contribute to the required open space. The project is 
landscaping 387 square feet of the front yard area. The required rear yard area is 1,494 square 
feet and only 50 percent, or 747 square feet, is allowed to contribute to the required open space. 
The project is landscaping 1,242 square feet of the required rear yard setback. The areas in 
excess of the required rear yard setback may entirely count toward the required open space. 
There is 875 square feet of area in excess of the required rear yard setback that is contributing to 
the required open space and 764 square feet of it is landscaped. The project is consistent with 
the requirements of Section 6.A.6 of the Specific Plan. Side yards are not counted toward the 
required open space, consistent with Section 6.A.6, but are 50 percent landscaped. 
 
The applicant has requested a Tier 3 Height Incentive, which allows for 22 additional feet. Height 
District 1 in the RD-1.5 zone allows for a maximum height of 45 feet. However, the site is limited 
by the Westwood Community Multi-Family Specific Plan (Q condition) Section 5.A Land Use 
Regulations, Building Height, which states that projects shall be limited to a maximum of 33 feet 
if they immediately abut an R1 or more restrictive zone and if the average height of the single-
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family houses within 100 feet of the subject property is less than 34 feet. The subject property 
immediately abuts R1 zoned properties and the average height of single-family houses within 100 
feet of the subject property is less than 34 feet. Therefore, the Tier 3 Height Incentive would allow 
a maximum height of 55 feet (33 feet + 22 additional feet). The project is within that envelope at 
55 feet and is consistent with the TOC guidelines.  
 
The TOC Height Exception applies to projects located on lots with a height limit of 45 feet or less. 
The Exception requires any height increases in excess of the first 11 feet above the base height 
to be stepped-back a minimum of 15 feet from the exterior face of the Ground Floor building along 
any street frontage. Therefore, along Wilkins Avenue, the project must step back after the first 11 
feet of height increase over the base height of 33 feet, beginning at 44 feet. At a height of 44 feet, 
the project is setback from the exterior face of the Ground Floor of the building located along the 
street frontage for a total distance of 15 feet.  The project complies with the required 15-foot 
setback from the exterior face of the building. 
 
Section 6.B, Walkways and Section 6.C., Building Setbacks are not applicable to the subject site. 
As detailed in the Project Permit Compliance Findings of the Letter of Determination, “Exhibit B,” 
the project complies with Section 6.D, Garage, Section 6.E, Yard Requirements, Section 6.F, 
Buffer, Section 6.G, Screening, Section 7.A., Landscape Standards, Section 7.B., Street Trees, 
and Section 8, Design Review Procedures.  
 
In addition, the Design Review Board met on November 6, 2019 and convened a quorum of five 
Board Members. The vote was unanimous; recommending approval of the project, with 
conditions, since the project substantially complies with Section 16.50, Subsection E of the Los 
Angeles Municipal Code as well as the relevant design guidelines and development provisions of 
the Westwood Community Multi-Family Specific Plan. Per the TOC Guidelines released on 
September 22, 2017, and updated on February 26, 2018, in cases where a project is eligible for 
Base or Additional Incentives, they shall be based off the otherwise allowable development 
standards for the property found in the Specific Plan. 
 
The proposed project was reviewed in accordance with the DRB and Specific Plan procedures of 
the Los Angeles Municipal Code Sections 11.5.7 and 16.50. The review and recommendation of 
the Westwood Community DRB was based upon conformance with the criteria in the Westwood 
Community Design Review Board Specific Plan. As detailed in length in the Letter of 
Determination, “Exhibit B,” the project substantially complies with the applicable regulations, 
findings, standards, and provisions of the Specific Plan and is consistent with the TOC Guidelines.  
 
Appeal Point 3:  The proposed project violates CEQA. 
 
Staff Response: The Director of Planning determined, based on the whole of the administrative 
record, that the Project is exempt from CEQA pursuant to State CEQA Guidelines, Article 19, 
Section 15332 (Class 32) and there is no substantial evidence demonstrating that an exception 
to a categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies. The 
Justification for the Project Exemption is found in “Exhibit C.” 
 
Appeal Point 4:  The project requires an MND and does not qualify for a Categorical 

Exemption because the project violates the Specific Plan.  
 
Staff Response: The appellant contends that because a previous project proposal for the site 
prepared a Mitigated Negative Declaration, the current project should be required to prepare a 
Mitigated Negative Declaration. An evaluation of the Mitigation Measures in ENV-2002-6942-
MND (prepared for a Tract Map for a 12-unit residential condominium project, Case No. TT-
54034) concluded that a number of those measures are included in the current project approval 
as standard planning conditions of approval, are requirements of the Los Angeles Municipal 
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Code, or are Regulatory Compliance Measures that all projects are subject. In the Letter of 
Determination dated January 13, 2020, the Director of Planning determined, based on the whole 
of the administrative record, that the Project was exempt from CEQA pursuant to State CEQA 
Guidelines, Article 19, Section 15332 (Class 32) and there was no substantial evidence 
demonstrating that an exception to a categorical exemption pursuant to CEQA Guidelines, 
Section 15300.2 applied. Approval of the project would not result in any significant effects relating 
to traffic, noise, air quality, or water quality. The Justification for the Project Exemption is found 
in “Exhibit C.” 
 
Appeal Point 5: There are Cumulative impacts of related TOC projects (1300 Westwood 

Blvd., 1855 Westwood Blvd., 2301 Westwood Blvd., 10306 SMB, 10400 
SMB, etc.).  

 
Staff Response: There is not a succession of known projects of the same type and in the same 
place as the subject project. A 1,000 square foot radius search was conducted on the subject 
site and there are no proposed Transit Oriented Communities or Design Review projects within 
the radius search. As mentioned, the project proposes a 10 unit, maximum 55 feet-tall, five-story 
apartment building with 16,803 square feet of floor area and one level of subterranean parking 
in an area zoned and designated for such development. Properties in the vicinity are developed 
with multi-family residential buildings and single-family homes and the subject site is of a similar 
size and slope to nearby properties. Haul route approval will be subject to recommended 
conditions prepared by LADOT to be considered by the Board of Building and Safety 
Commissioners that will reduce the impacts of construction related hauling activity, monitor the 
traffic effects of hauling, and reduce haul trips in response to congestion. The project shall 
comply with the conditions contained within the Department of Building and Safety’s Geology 
and Soils Report Approval Letter (Log #105676) for the proposed project and as it may be 
subsequently amended or modified. Therefore, in conjunction with citywide Regulatory 
Compliance Measures and compliance with other applicable regulations, no foreseeable 
cumulative impacts are expected. 
 
Appeal Point 6:  Architect's analysis found significant shade/shadow impacts in violation of 

the Specific Plan and those impacts were not mitigated. 
 

Staff Response: The site is within a transit priority area as defined by Public Resources Code 
(“PRC”) Section 21099, as it is within one-half mile or 2,640 feet from Metro Purple Line Extension, 
Westwood/UCLA Station, which meets the definition of a major transit stop as defined by PRC 
Section 21064.3. PRC Section 21064.3 defines a “major transit stop" as a site containing an 
existing rail transit station, a ferry terminal served by either a bus or rail transit service, or the 
intersection of two or more major bus routes with a frequency of service interval of 15 minutes or 
less during the morning and afternoon peak commute periods. State Senate Bill 743 precludes a 
lead agency from finding that a project will result in aesthetic impacts, including shade/shadow 
impacts, when a project is located within a transit priority area. A transit priority area is defined as 
an area within one-half mile of a major transit stop that exists or is planned. As such, as a project 
located in a transit priority area, aesthetic impacts, including those relating to shade and shadow, 
shall not be considered significant impacts by the lead agency. However, this law did not limit the 
ability of the City to regulate, or study aesthetic related impacts pursuant to other land use 
regulations found in the Los Angeles Municipal Code (LAMC), or the City’s General Plan, 
including specific plans. The Westwood Community Multi-Family Specific Plan does not regulate 
shade or shadow impacts. However, Section 6.B.2 of the Westwood Community Design Review 
Board Specific Plan states: 
 

Recommendation of Design Review Board. The Design Review Board shall make 
its recommendation based upon the following criteria: 
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2. Whether all proposed structures are designed so as not to cast shadows on 
one-third or more of any adjacent residential structure as projected on a plan view 
for more than two hours between the hours of 9 a.m. and 3 p.m. on December 21. 
 

The Design Review Board met on November 6, 2019 and convened a quorum of five Board 
Members. The vote was unanimous, recommending approval of the project, with conditions, since 
the project will substantially comply with Section 16.50, Subsection E of the Los Angeles 
Municipal Code as well as the relevant design guidelines and development provisions of the 
Westwood Community Multi-Family Specific Plan. The Board reviewed the project in the context 
of Section 6.B.2, reviewed the Shadow Synopsis prepared for the project, and evaluated the 
Shade and Shadow Study provided in “Exhibit A,” and found the project to be consistent with the 
requirements of Section 6.B.2 of the Westwood Community Design Review Board Specific Plan. 
 
Specifically, the shadow analysis of the proposed apartment building determined the coverage of 
incremental shadows on the neighboring lots was not significant and complied with the 
requirements of Section 6.B.2 of the Westwood Community Design Review Board Specific Plan. 
 
The study determined that three structures will have shadow impacts from the proposed project. 
These impacted structures are all detached garages in the rear yards of the respective properties, 
and two of which, while receiving shade from the proposed project, do not exceed the thresholds 
in Section 6.B.2 of the Specific Plan. Lot 1 (10761 Wilkins Ave.) has a detached rear yard garage 
with early morning shade over one-third of the structure but clears up within an hour (9 to 10 a.m.), 
consistent with the requirements of Section 6.B.2. The garage on Lot 10 (1433 Selby Ave) has 
afternoon shadows of approximately 2 hours between 1 to 3 p.m., consistent with Section 6.B.2. 
Lot 3 (10764 Rochester Ave) has shadows on more than one-third of the rear yard garage for 
approximately three hours between 9 a.m. to 12 p.m. Although this lot has shade-impacts in 
excess of those in Section 6.B.2, the detached rear yard garage is not a residential structure. 
Further, the Design Review Board reviewed these impacts and found the project to be consistent 
with the requirements of the Specific Plan. 
 
The proposed building has little to no shade impact on any other residential dwelling unit. There 
is a short duration of shade on the south building wall of Lot 3 (10764 Rochester Ave) and east 
building wall of Lot 1 (10761 Wilkins Ave) at 9 a.m. The only other instance of shade on an exterior 
building wall is at 2 p.m. on the west wall of lot 10 (1433 Selby Ave.). The project is consistent 
with the requirements of the Westwood Community Multi-Family Specific Plan and the Westwood 
Community Design Review Board Specific Plan. 
 
Appeal Point 7:  There is substantial evidence of significant traffic safety problems. A letter 

from St. Paul the Apostle Catholic Church in the record prior to issuance of 
the LOD shows significant traffic safety history at an adjacent intersection 
where two churches and two schools create heavy traffic. The LOD ignored 
this safety problem. 

 
Staff Response: On December 13, 2019 Father Gilbert Martinez, CSP, sent an email on behalf 
of Saint Paul the Apostle Catholic Church to church community members entitled, “Special Letter 
Regarding Traffic.” The letter, provided in Exhibit F-Correspondence, speaks to a traffic accident 
that occurred on December 11, 2019, at the intersections of Wilkins Avenue, Selby Avenue, and 
Ohio Avenue, near the time of school pick-up at approximately 3 p.m. The incident involved a 
school family and the letter emphasizes the need for the community to follow traffic safety 
guidelines.  The letter goes on to state the Church’s intention to contract a transportation 
consulting firm to provide, "Transportation Consulting Services Related to Evaluation of the 
Existing Student-Related Drop-Off and Pick-Up Operations." The letter spoke exclusively to 
incidents related to the school and not to the proposed project. 
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The project does not exceed the threshold criteria established by LADOT for preparing a Vehicle 
Miles Traveled Analysis and no transportation impacts were identified in relationship to the 
project. The Vehicle Miles Traveled calculator determined a net increase of 21 Daily Vehicle Trips; 
the existing land use had 10 Daily Vehicle Trips, while the proposed project had 31 Daily Vehicle 
Trips, which is below the threshold requiring a Vehicle Miles Traveled Analysis. No Transportation 
impacts were identified in relationship to the project. 
 
The Vehicle Miles Traveled approach to transportation analysis helps to achieve the goals of 
adopted City of Los Angeles plans and policies, including but not limited to the Mobility Plan 2035 
and Sustainable City pLAn/LA’S Green New Deal, which aim to reduce transportation-related 
greenhouse gas emissions, prioritize the safety, comfort and access of all street users, and plan 
for well-connected, healthy communities. Senate Bill 743 required lead agencies to remove 
automobile delay as criteria for significant environmental impact and to adopt vehicle miles 
traveled (VMT) criteria to determine the significance of transportation-related impacts on the 
environment caused by a proposed project. SB 743 was signed in 2013, with the intent to “more 
appropriately balance the needs of congestion management with statewide goals related to infill 
development, promotion of public health through active transportation, and reduction of 
greenhouse gas emissions.”  When implemented, “traffic congestion shall not be considered a 
significant impact on the environment” within California Environmental Quality Act (CEQA) 
transportation analysis. VMT is a comprehensive umbrella metric for transportation impacts and 
is correlated with a number of impacts to the environment and to human health.  

Appeal Point 8:  The site cannot be adequately served by required utilities and public 
services in violation of the General Plan Framework's mandatory mitigation 
Policy 3.3.2. The response time for LAFD Station 37 does not meet the 
city's benchmark, NFPA 1710, for adequate EMS and Fire response times. 

 
Staff Response: On January 13, 2020, the Director of Planning determined that based on the 
whole of the administrative record, the Project is exempt from CEQA pursuant to CEQA 
Guidelines, Section, 15332, Class 32, and there is no substantial evidence demonstrating that an 
exception to a categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies. 
Class 32 consists of projects characterized as in-fill development meeting the following conditions: 
(a) The project is consistent with the applicable general plan designation and all applicable 
general plan policies as well as with applicable zoning designation 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. 
 
The project is not anticipated to create adverse impacts to capacity or service level for fire 
protection and public safety. The project would be required to comply with all applicable 
regulations and requirements of the California Building Code, the Department of Building and 
Safety, and the Los Angeles Fire Department. The project will incorporate contemporary building 
safety standards, replacing the structure on the subject site with a new building adhering to higher 
fire safety standards than the existing structure built in 1937.  
 
The Los Angeles Fire Department has not established response time standards for emergency 
response. According to the LAFD, while response time is considered in assessment of the 
adequacy of fire protection services, it is only one factor among several utilized in evaluating 
ability to respond to fires, life, and health safety emergencies. A variety of other criteria, including 
required fire flow, response distance from existing fire stations, and the LAFD’s judgement for 
needs in an area are also weighed. If the number of incidents in a given area increases, it is the 

http://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=201320140SB743
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LAFD’s responsibility to assign new staff and equipment and potentially build new or expanded 
facilities, as necessary, to maintain adequate levels of service. 
 
Pursuant to LAMC Section 57.507.3.3, the maximum response distance for Low Density 
Residential Land Uses and a LAFD fire station that houses an engine company is 1.5 miles, and 
the maximum response distance to a fire station that houses a truck company is 2 miles. If these 
distances are exceeded, all structures located in the area are required to install automatic fire 
sprinkler systems. Fire Station No. 37, located at 1090 Veteran Avenue, Los Angeles, CA 90024, 
1 mile from the project site on surface streets, primarily serves the Project Site. Fire Station No. 
37 includes an engine, assessment light force, and paramedic rescue ambulance. No station with 
a truck company is located within 2 miles of the project site (City of Los Angeles Fire Department, 
Fire Station Directory, March 2014); therefore, in accordance with LAMC Section 57.507.3.3, the 
project would be required to install automatic sprinklers. 
 
The project is required to comply with all applicable provisions of Chapter 5, Article 7, Fire 
Protection and Prevention (Fire Code), of the Los Angeles Municipal Code. Pursuant to LAMC 
Section 57.507.3.1, City-established fire flow requirements vary from 2,000 gallons per minute 
(gpm) in low-density residential areas to 12,000 gpm in high-density commercial or industrial 
areas. In any instance, a minimum residual water pressure of 20 pounds per square inch (PSI) is 
to remain in the water system while the required gpm is flowing. The adequacy of existing water 
pressure and availability in the Project area with respect to required fire flow would be confirmed 
by LAFD during the plan check review process. As part of the normal building permit process the 
project would be required to upgrade water service laterals, meters, and related devices, as 
applicable, in order to provide required fire flow; however, no new water facilities are anticipated. 
 
Pursuant to LAMC Section 57.507.3.2, an approved fire hydrant must be located within 600 feet 
of lots designated with Low Density Residential Land Uses. The nearest fire hydrant to the Project 
Site is located at the intersection of Ohio Avenue and Wilkins Avenue, approximately 107.5 linear 
feet from the subject site.  
 
Construction or operational traffic generated by the project would not significantly affect LAFD or 
LAPD access or response times within the project vicinity as emergency vehicles normally have 
a variety of options for avoiding traffic, such as using sirens to clear a path of travel or driving in 
the lanes of opposing traffic, pursuant to California Vehicle Code (CVC) Section 21806.  
 
The Proposed Project is an infill development that makes maximum use of existing infrastructure 
and will be required to make the necessary local improvements (such as connections to sewer 
and water lines and upgraded substations and pumping facilities) per the normal development 
process. Ultimately, decisions regarding new development are policy decisions made by the City 
Council. The General Plan Framework, and specifically Policy 3.3.2, does not require the City to 
halt development based upon claims of inadequate infrastructure. The programs set forth in 
Chapter 10 of the Framework Element to implement Policy 3.3.2 are discretionary and dependent 
upon available funding. Furthermore, appellants provide no substantial evidence supporting the 
need for different analysis or conclusions from those in the CEQA Exemption and has not offered 
any evidence that the project will increase response times. 
 
Appeal Point 9:  The project violates the land use policies and purposes of the Westwood 

Community Plan. 
 
The appeal asserts the project violates specific land use policies and purposes of the Westwood 
Community Plan. While specific land use policies and purposes are cited, the appeal fails to 
provide substantive evidence showing how the proposed project does not adhere to those policies 
and purposes. The Director’s Determination and DRB approval verify that the project is consistent 
with the City’s policies and regulations. 
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The appeal states the project violates Policy 1-1.1: "Protect existing single-family residential 
neighborhoods from new out-of-scale development and other incompatible uses." However, and 
as detailed at length, the project is consistent with the requirements of the [Q]RD1.5-1 Zone, the 
TOC Guidelines, the Westwood Community Multi-Family Specific Plan, and the Westwood 
Community Design Review Board. The Westwood Community Multi-Family Specific Plan Section 
6.E.2 Yard Requirements, states that projects, which immediately abut an R1 or more restrictive 
zone on the rear property line, shall have a rear yard of at least 20 feet in depth. The project 
proposes a rear yard that ranges from 26 to 40 feet. Section 6.E.3 of the Specific Plan states that 
projects which immediately abut an R1 or more restrictive zone on the side property line shall 
have a side yard of at least 10 feet in width. The project proposes the east side yard to range from 
10 feet to 13 feet. These yards are consistent with the requirements of the Specific Plan and 
exceed the setbacks required, respecting the abutting single-family properties and consistent with 
Policy 1-1.1 of the Westwood Community Plan.  
   
The appeal fails to show how the project violates Policy 1-1.2, which states, "Protect the quality 
of residential environment and promote the maintenance and enhancement of the visual and 
aesthetic environment of the community." The project is consistent with the underlying zone, TOC 
Guidelines, and applicable Specific Plans. In addition, the Design Review Board met on 
November 6, 2019 and convened a quorum of five Board Members. The vote was unanimous; 
recommending approval of the project, with conditions, since the project substantially complies 
with Section 16.50, Subsection E of the Los Angeles Municipal Code as well as the relevant 
design guidelines and development provisions of the Westwood Community Multi-Family Specific 
Plan. The new 10-unit apartment protects the quality of the residential environment by providing 
residential units consistent with the land use designation and zone and enhances the visual 
aesthetic environment of the community by replacing a dilapidated apartment building with new 
units that have undergone extensive design review. 
 
The appeal states that the project fails to adhere to Policy 1-3.1, which requires, “architectural 
and height compatibility for new infill development to protect the character and scale of existing 
residential neighborhoods." The 55-foot height of this project far exceeds the prevailing two and 
three-story neighboring buildings. There is not a consistent architectural theme or character on 
Wilkins Avenue. Existing properties have varying aesthetics and styles. As previously mentioned 
the Westwood Community Design Review Board reviewed the project and found conformance 
with Sections 11.5.7 and 16.50 of the Los Angeles Municipal Code, as well as the development 
provisions of the Westwood Community Multi-Family Specific Plan. 
 
The appeal asserts that no finding of adequacy was made for fire service as required by the 
“Program” for Policy 8-1.1, which requires, “the decision maker to include a finding on the impact 
on fire service demands of proposed projects or plan amendments."  The Staff Response to 
Appeal Point 8 rebuts this assertion in detail. 
 
The appeal states that the project violates Policy 15-2.1, which reads, "No increase in density 
shall be effect by zone change, Plan amendment, subdivision or other discretionary action unless 
it is determined that the transportation infrastructure serving the property can accommodate the 
traffic generated." On January 13, 2020 the Director of Planning determined, based on the whole 
of the administrative record, that the Project is exempt from the California Environmental Quality 
Act (CEQA) pursuant to State CEQA Guidelines, Article 19, Section 15332 (Class 32), and there 
is no substantial evidence demonstrating that an exception to a categorical exemption pursuant 
to CEQA Guidelines, Section 15300.2 applies. Specifically, the Director found that the approval 
of the project would not result in any significant effects relating to traffic, noise, air quality, or water 
quality. The project does not exceed the threshold criteria established by LADOT for preparing a 
Vehicle Miles Traveled Analysis and no transportation or traffic impacts were identified in 
relationship to the project. The Vehicle Miles Traveled calculator determined a net increase of 21 
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Daily Vehicle Trips; the existing land use had 10 Daily Vehicle Trips, while the proposed project 
had 31 Daily Vehicle Trips, which is below the threshold requiring a Vehicle Miles Traveled 
Analysis. No Transportation impacts were identified in relationship to the project.  
 
Conclusion 
 
In consideration of the foregoing, it is submitted that the Director of Planning acted reasonably in 

approving Case No. DIR-2019-2657-DRB-SPP-TOC. Upon in-depth review and analysis of the 

issues raised by the appellant for the proposed project at 10757, 10757 ½, 10759 West Wilkins 

Avenue, no errors or abuse of discretion by the Director of Planning or his/her designees were found 

in regards to the appeal points raised. For the reasons stated herein, and as provided in the Findings 

in the Director’s Determination, the proposed project does comply with the applicable provisions of 

the Transit Oriented Communities Housing Incentive Program and the California Environmental 

Quality Act and Los Angeles Municipal Code. The appeals of the Director’s Determination cannot 

be substantiated and therefore should be denied. 
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JUSTIFICATION FOR PROJECT EXEMPTION 
CASE NO. ENV-2019-2658-CE 

On January 13, 2020, the Planning Department determined that based on the whole of the 
administrative record, that the Project is exempt from CEQA pursuant to State CEQA Guidelines, 
Article 19, Section 15332 (Class 32) and there is no substantial evidence demonstrating that an 
exception to a categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies. 
 
The project, located at 10757, 10757 ½, 10759 West Wilkins Avenue, is for the demolition of an 

existing three unit apartment building and detached rear garage and the construction of a new five-

story, maximum 55-feet in height, 16,803 square foot, 10 unit multi-family apartment building over 

one level of subterranean parking containing 21 automobile stalls. The project is located in a Special 

Grading area and will require a haul route. The project is an in-fill development and qualifies for the 

Class 32 Categorical Exemption. 

 
CEQA Determination – Class 32 Categorical Exemption Applies 
 
A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and 
meets the following criteria:  
 

(a) The project is consistent with the applicable general plan designation and all 
applicable general plan policies as well as with the applicable zoning designation 
and regulations. 
 
The current project is in an urbanized area and characterized as in-fill development, 
which qualifies for the Class 32 Categorical Exemption. As shown in the case file, the 
project is consistent with the applicable Westwood Community Plan designation and 
policies and all applicable zoning designations and regulations. 
 
The site is zoned [Q]RD1.5-1 and has a General Plan Land Use Designation of Low 
Medium II Residential. The Q condition on the project site was enacted through 
Ordinance 163,187 and requires that all projects with two or more units to be subject to 
review by the Westwood Community Design Review Board. The project site is located 
in the Westwood Community Plan, the Westwood Community Multi-Family Specific 
Plan, The Westwood Community Design Review Board Specific Plan, and the West Los 
Angeles Transportation Improvement and Mitigation Specific Plan (WLA TIMP, 
Ordinance 186,105 and 186,108). The Project is subject to Department of 
Transportation clearance of the WLA TIMP. The Westwood Community Design Review 
Board is required to review projects and make recommendations to the Director of 
Planning for Approval, Approval with Conditions, or Denial of projects within their 
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jurisdiction.  In addition, the project is within a Tier 3 designation of the Transit Oriented 
Communities Program. 
 
The project fronts Wilkins Avenue, a Local Street with a designated right-of-way width 
of 60 feet and a designated roadway width of 36 feet.  The road way and right-of-way 
are fully improved.  
 
The project site occupies one parallelogram shaped and minimally sloped lot, currently 
developed with a three-unit apartment building built in 1937. The project lot is 45 feet 
wide in the front and 76.70 feet wide in the rear with a depth of 183.27 feet on the east 
side and 151.91 feet on the west side. The lot is 9,833.3 square feet. The project is not 
within the Alquist-Priolo fault zone areas and a fault study is not required. It is near the 
Santa Monica Fault but not within it. A Geotechnical Report was conducted on the 
subject site and a Soils Approval letter was issued by LADBS on November 6, 2018 
(LOG #105676).  The project site is not located within a Fault Zone, Landslide Area, 
Liquefaction Zone, or a Very High Fire Severity Zone. The project site is in a Special 
Grading Area (BOE Basic Grid Map A-13372) and will require a Haul Route. The project 
is located in a Methane Zone and will be subject to Regulatory Compliance Measures. 
There are no known designated historic resources or cultural monuments on the subject 
site.  A Tree Report was not required as there are no protected trees on the subject.  
  
The project is utilizing Base and Additional Incentives under the Transit Oriented 
Communities Ordinance. As an RD zoned property in a Tier 3 Area the project (eligible 
based on allocation of affordable units) is eligible for a 40 percent density increase, FAR 
Bonus of 45 percent (allowing for a 4.35:1 FAR), reduced parking, reductions in yards, 
Open Space, and a Height increase. The Project is for a 10-unit, maximum of 55 feet in 
height, five-story apartment building with 16,803 square feet of floor area and one level 
of subterranean parking.  
 
The RD1.5 Zone allows for a maximum residential density of one dwelling unit per 1,500 
square feet of lot area. The subject lot totals 9,833.3 square feet, for a maximum base 
density of seven units. Los Angeles Municipal Code allows 6.55 units by-right, however, 
the TOC Guidelines round base density up to the next whole number, resulting in seven. 
The TOC Guidelines Residential Density Incentive has an exception for properties in the 
“RD” Restricted Density Zone that limits the density increase for a Tier 3 property to 40 
percent. The maximum allowed density for the subject site under the Tier 3 Density 
Incentive would be 10 units. The project is proposing 10 units, consistent with the TOC 
Guidelines and Zoning regulations. 
 
The Tier 3 FAR Incentive allows for a percentage increase in FAR up to 45 percent. Los 
Angeles Municipal Code provides for a maximum FAR of 3:1 in the RD1.5-1 Zone. The 
project has a by-right floor area of 17,241 square feet. The project proposes 16,803 
square feet and is not utilizing the Floor Area Ratio incentive, and is consistent with the 
zoning regulations. 
 
The project is required to provide five parking spaces under the TOC incentive and is 
providing 21 spaces, consistent with the requirements of Los Angeles Municipal Code 
12.22-A.31. 
 
The Westwood Community Multi-Family Specific Plan Section 6.E.2 Yard 
Requirements, states that projects which immediately abut an R1 or more restrictive 
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zone on the rear property line shall have a rear yard of at least 20 feet in depth. Section 
6.E.3 of the Specific Plan states that projects which immediately abut an R1 or more 
restrictive zone on the side property line shall have a side yard of at least 10 feet in 
width. The property is not utilizing reductions in the front, rear, or easterly side yards and 
maintains rear and side yard setbacks consistent with the requirements of Section 6 of 
the Westwood Community Multi-Family Specific Plan. The project proposes a 5.6-foot 
westerly side yard consistent with the TOC Guidelines. The 5.6-foot side yard reflects a 
30 percent reduction in the otherwise required 8-foot side yard in the RD1.5 Zone.  
 
The project is utilizing the TOC Incentive of a 25 percent reduction in the Westwood 
Community Multi-Family Specific Plan Open Space requirement, allowing 2,625 square 
feet in lieu of 3,500 square feet. The project is providing 2,627 square feet of Open 
Space, consistent with the TOC Guidelines and Zoning regulations. 
 
The TOC Guidelines allow for a maximum height of 55 feet and the project is 55 feet in 
height and five-stories. The project is consistent with the TOC Guideline’s Height 
Incentive and Exception requirements. 
  

(b) The proposed development occurs within city limits on a project site of no more 
than five acres substantially surrounded by urban uses. 
 
The subject site is wholly within the City of Los Angeles, on a site that is approximately 
.23 acres (9,833.2 square feet). Lots adjacent to the subject site are developed with the 
following urban uses: multi-family residential consistent with the [Q]RD1.5-1 zone and 
Low Medium II Residential Land Use designation and single-family homes on R1-1-O 
zoned properties.  

 
(c) The project site has no value as habitat for endangered, rare or threatened 

species. 
 
The site is previously disturbed and surrounded by development and therefore is not, 
and has no value as, a 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. 
 

The project will be subject to Regulatory Compliance Measures (RCMs), which require 
compliance with the City of Los Angeles Noise Ordinance, pollutant discharge, 
dewatering, storm water mitigations; and Best Management Practices for storm water 
runoff. More specifically, RCMs include but are not limited to: 
 
 Regulatory Compliance Measure RC-AQ-1 (Demolition, Grading and 

Construction Activities): Compliance with provisions of the SCAQMD District 

Rule 403. The project shall comply with all applicable standards of the Southern 

California Air Quality Management District, including the following provisions of 

District Rule 403: 

o All unpaved demolition and construction areas shall be wetted at least twice 

daily during excavation and construction, and temporary dust covers shall be 
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used to reduce dust emissions and meet SCAQMD District Rule 403. Wetting 

could reduce fugitive dust by as much as 50 percent. 

o The construction area shall be kept sufficiently dampened to control dust 

caused by grading and hauling, and at all times provide reasonable control 

of dust caused by wind. 

o All clearing, earth moving, or excavation activities shall be discontinued 

during periods of high winds (i.e., greater than 15 mph), so as to prevent 

excessive amounts of dust. 

o All dirt/soil loads shall be secured by trimming, watering or other appropriate 

means to prevent spillage and dust. 

o All dirt/soil materials transported off-site shall be either sufficiently watered or 

securely covered to prevent excessive amount of dust. 

o General contractors shall maintain and operate construction equipment so 

as to minimize exhaust emissions. 

o Trucks having no current hauling activity shall not idle but be turned off. 

 Regulatory Compliance Measure RC-GEO-1 (Seismic):  The design and 

construction of the project shall conform to the California Building Code seismic 

standards as approved by the Department of Building and Safety. 

 Regulatory Compliance Measure RC-NO-1 (Demolition, Grading, and 

Construction Activities):   The project shall comply with the City of Los Angeles 

Noise Ordinance and any subsequent ordinances, which prohibit the emission or 

creation of noise beyond certain levels at adjacent uses unless technically infeasible. 

 Regulatory Compliance Measure RC-GEO-6 (Expansive Soils Area):  Prior to 

the issuance of grading or building permits, the applicant shall submit a geotechnical 

report, prepared by a registered civil engineer or certified engineering geologist, to 

the Department of Building and Safety, for review and approval.  The geotechnical 

report shall assess potential consequences of any soil expansion and soil strength 

loss, estimation of settlement, lateral movement or reduction in foundation soil-

bearing capacity, and discuss mitigation measures that may include building design 

consideration.  Building design considerations shall include, but are not limited to: 

ground stabilization, selection of appropriate foundation type and depths, selection 

of appropriate structural systems to accommodate anticipated displacements or any 

combination of these measures.  The project shall comply with the conditions 

contained within the Department of Building and Safety’s Geology and Soils Report 

Approval Letter for the proposed project, and as it may be subsequently amended 

or modified. 

 Regulatory Compliance Measure RC-HAZ-2: Explosion/Release (Methane 
Zone):  As the Project Site is within a methane zone, prior to the issuance of a 
building permit, the Site shall be independently analyzed by a qualified engineer, as 
defined in Ordinance No. 175,790 and Section 91.7102 of the LAMC, hired by the 
Project Applicant. The engineer shall investigate and design a methane mitigation 
system in compliance with the LADBS Methane Mitigation Standards for the 
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appropriate Site Design Level which will prevent or retard potential methane gas 
seepage into the building. The Applicant shall implement the engineer’s design 
recommendations subject to DOGGR, LADBS and LAFD plan review and approval. 
 

 Regulatory Compliance Measure RC-HAZ-3: Explosion/Release (Soil 
Gases):  During subsurface excavation activities, including borings, trenching and 
grading, OSHA worker safety measures shall be implemented as required to 
preclude any exposure of workers to unsafe levels of soil-gases, including, but not 
limited to, methane. 
 

These RCMs will ensure the project will not have significant impacts on noise and water. 
Furthermore, the project does not exceed the threshold criteria established by LADOT 
for preparing a Vehicle Miles Traveled Analysis. Interim thresholds were developed by 
DCP staff based on CalEEMod model runs relying on reasonable assumptions, 
consulting with AQMD staff, and surveying published air quality studies for which criteria 
air pollutants did not exceed the established SCAQMD construction and operational 
thresholds. These RCMs will ensure the project will not have significant impacts on 
noise, air quality, and water. The Project will also be governed by an approved haul 
route under City Code requirements, which will regulate the route hauling trucks will 
travel, and the times at which they may leave the site, thereby reducing any potential 
traffic impacts to less than significant. The project shall comply with the conditions 
contained within the Department of Building and Safety’s Geology and Soils Report 
Approval Letter (Log #105676) for the proposed project and as it may be subsequently 
amended or modified. 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.  

 
The project site will be adequately served by all public utilities and services given that 
the project site is developed, surrounded by urban uses, served by existing 
infrastructure, and is consistent with the General Plan. Therefore, the project meets all 
of the Criteria for the Class 32.  

 
CEQA Section 15300.2:  Exceptions to the Use of Categorical Exemptions. 
 
There are five (5) Exceptions, which must be considered in order to find a project exempt 
under Class 32: (a) Cumulative Impacts; (b) Significant Effect; (c) Scenic Highways; (d) 
Hazardous Waste Sites; and (e) Historical Resources.  
 

(a) Cumulative Impacts. All exemptions for these classes are inapplicable when the 
cumulative impact of successive projects of the same type in the same place, over time is 
significant. 
 
There is not a succession of known projects of the same type and in the same place as 
the subject project. As mentioned, the project proposes a ten-unit, maximum 55 feet-tall, 
five-story apartment building with 16,803 square feet of floor area and one level of 
subterranean parking in an area zoned and designated for such development. Properties 
in the vicinity are developed with multi-family residential buildings and single-family homes 
and the subject site is of a similar size and slope to nearby properties. Haul route approval 
will be subject to recommended conditions prepared by LADOT to be considered by the 
Board of Building and Safety Commissioners that will reduce the impacts of construction 
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related hauling activity, monitor the traffic effects of hauling, and reduce haul trips in 
response to congestion. The project shall comply with the conditions contained within the 
Department of Building and Safety’s Geology and Soils Report Approval Letter (Log 
#105676) for the proposed project and as it may be subsequently amended or modified. 
Therefore, in conjunction with citywide RCMs and compliance with other applicable 
regulations, no foreseeable cumulative impacts are expected. 

 
(b) Significant Effect. A categorical exemption shall not be used for an activity where there 

is a reasonable possibility that the activity will have a significant effect on the environment 
due to unusual circumstances.  
 
The Project proposes to construct a 10-unit apartment building in an area zoned and 
designated for such development. The Subject Site is of a similar size and slope to nearby 
properties. The Floor Area, density, and height of the proposed project are consistent with 
the Zone and Transit Oriented Communities program. 
 
The project abuts two [Q]RD1.5-1 zoned properties to the east, which are developed with 
two-story multi-family apartment complexes. Properties immediately across the street and 
to the west of the subject property are zoned [Q]RD1.5-1 and developed with single-family 
residences and single, two, and three-story multi-family residences. The project site is 
approximately 181 linear feet from St. Paul the Apostle Church at the intersection of Selby, 
Ohio, and Wilkins Avenues and zoned [Q]RD1.5-1-O. The project site abuts R1-1-O zoned 
properties to the rear and northeast which are developed single and two story single-family 
homes. Approximately 475 linear square feet to the west of the project site and across 
Malcolm Avenue are single-family homes on R1-1 Zoned lots. 

 
The project is not within the Alquist-Priolo fault zone areas and a fault study is not 
required. It is near the Santa Monica Fault but not within it. A Geotechnical Report was 
conducted on the subject site and a Soils Approval letter was issued by LADBS on 
November 6, 2018 (LOG #105676).  The project site is not located within a Fault Zone, 
Landslide Area, Liquefaction Zone, or a Very High Fire Severity Zone. The project site is 
in a Special Grading Area (BOE Basic Grid Map A-13372) and will require a Haul Route. 
The project is located in a Methane Zone and will be subject to Regulatory Compliance 
Measures. There are no known designated historic resources or cultural monuments on 
the subject site.   
 
Thus, there are no unusual circumstances which may lead to a significant effect on the 
environment, and this exception does not apply. 
 

(c) Scenic Highways. A categorical exemption shall not be used for a project which may 
result in damage to scenic resources, including but not limited to, trees, historic buildings, 
rock outcroppings, or similar resources, within a highway officially designated as a state 
scenic highway. 
 
The only State Scenic Highway within the City of Los Angeles is the Topanga Canyon 
State Scenic Highway, State Route 27, which travels through a portion of Topanga State 
Park. The project site is located approximately 10 miles from State Route 27. Therefore, 
the Project will not result in damage to any scenic resources, including but not limited to, 
trees, historic buildings, rock outcroppings, or similar resources, within a highway officially 
designated as a state scenic highway, and this exception does not apply. 
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(d) Hazardous Waste. A categorical exemption shall not be used for a project located on a 
site which is included on any list complied pursuant to Section 65962.5 of the Government 
Code.  
 
According to Envirostor, the State of California’s database of Hazardous Waste Sites, 
neither the Subject Site, nor any site in the vicinity, is identified as a hazardous waste site. 
Furthermore, the building permit history for the Project Site does not indicate the Site may 
be hazardous or otherwise contaminated and this exception does not apply. 

 
(e) Historic Resources. A categorical exemption shall not be used for a project which may 

cause a substantial adverse change in the significance of a historical resource.   
 
The project site has not been identified as a historic resource by local or state agencies, 
and the project site has not been determined to be eligible for listing in the National 
Register of Historic Places, California Register of Historical Resources, the Los Angeles 
Historic-Cultural Monuments Register, and/or any local register; and was not found to be 
a potential historic resource based on the City’s HistoricPlacesLA website or SurveyLA, 
the citywide survey of Los Angeles. Finally, the City does not choose to treat the site as a 
historic resource. Based on this, the project will not result in a substantial adverse change 
to the significance of a historic resource and this exception does not apply. 
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PARCEL PROFILE REPORT
 Address/Legal Information

 PIN Number 132B153   663

 Lot/Parcel Area (Calculated) 9,833.3 (sq ft)

 Thomas Brothers Grid PAGE 632 - GRID B3

 Assessor Parcel No. (APN) 4325014015

 Tract TR 7803

 Map Reference M B 88-73/75 (SHTS 3-5)

 Block 29

 Lot 15

 Arb (Lot Cut Reference) None

 Map Sheet 132B153

 Jurisdictional Information

 Community Plan Area Westwood

 Area Planning Commission West Los Angeles

 Neighborhood Council Westwood

 Council District CD 5 - Paul Koretz

 Census Tract # 2656.01

 LADBS District Office West Los Angeles

 Planning and Zoning Information

 Special Notes None

 Zoning [Q]RD1.5-1

 Zoning Information (ZI) ZI-2452 Transit Priority Area in the City of Los Angeles

  ZI-2192 West Los Angeles Transportation Improvement and Mitigation

  ZI-1447 Westwood Community Design Review Board

  ZI-1446 Westwood Community Plan Multiple Family Residential
Development Standards

 General Plan Land Use Low Medium II Residential

 General Plan Note(s) Yes

 Hillside Area (Zoning Code) No

 Specific Plan Area West Los Angeles Transportation Improvement and Mitigation

      Subarea None

 Specific Plan Area Westwood Community Design Review Board

      Subarea None

 Specific Plan Area Westwood Community Plan Multiple Family Residential Development
Standards

      Subarea None

 Special Land Use / Zoning None

 Design Review Board Yes

  Yes

 Historic Preservation Review No

 Historic Preservation Overlay Zone None

 Other Historic Designations None

 Other Historic Survey Information None

 Mills Act Contract None

 CDO: Community Design Overlay None

 CPIO: Community Plan Imp. Overlay None

      Subarea None

 CUGU: Clean Up-Green Up None

PROPERTY ADDRESSES

10759 W WILKINS AVE

10757 W WILKINS AVE

10757 1/2 W WILKINS AVE

 

ZIP CODES

90024

 

RECENT ACTIVITY

PAR-2018-6889-TOC

 

CASE NUMBERS

CPC-2014-1457-SP

CPC-1987-12142

CPC-14509

ORD-186108

ORD-183497

ORD-171492

ORD-171227

ORD-163205

ORD-163204

ORD-163203

ORD-163187

ORD-129279

ORD-125156

DIR-2019-2657-DRB-SPP-TOC

DIR-2003-390-DRB-SPP

TT-54034

ENV-2019-2658-CE

ENV-2014-1458-EIR-SE-CE

ENV-2002-6942

 

This report is subject to the terms and conditions as set forth on the website.  For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.
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 HCR: Hillside Construction Regulation No

 NSO: Neighborhood Stabilization Overlay No

 POD: Pedestrian Oriented Districts None

 RFA: Residential Floor Area District None

 RIO: River Implementation Overlay No

 SN: Sign District No

 Streetscape No

 Adaptive Reuse Incentive Area None

 Affordable Housing Linkage Fee

      Residential Market Area High

      Non-Residential Market Area High

 Transit Oriented Communities (TOC) Tier 3

 RPA: Redevelopment Project Area None

 Central City Parking No

 Downtown Parking No

 Building Line None

 500 Ft School Zone No

 500 Ft Park Zone No

 Assessor Information

 Assessor Parcel No. (APN) 4325014015

 Ownership (Assessor)  

      Owner1 530 N FRANCISCA LLC

      Address 2701  190TH ST UNIT 201
REDONDO BEACH CA 90278

 Ownership (Bureau of Engineering, Land
Records)

 

      Owner BECERRA,MAURICIO

      Address 8117 W NORTON AVE 
LOS ANGELES CA 90046

 APN Area (Co. Public Works)* 0.216 (ac)

 Use Code 0300 - Residential - Three Units (Any Combination) - 4 Stories or Less

 Assessed Land Val. $1,456,560

 Assessed Improvement Val. $405,756

 Last Owner Change 12/15/2017

 Last Sale Amount $1,790,017

 Tax Rate Area 67

 Deed Ref No. (City Clerk) 967393

  9-408

  9-231

  504161

  2013679

  1499898

  1484604

 Building 1  

      Year Built 1937

      Number of Units 3

      Number of Bedrooms 6

      Number of Bathrooms 6

      Building Square Footage 4,094.0 (sq ft)

 Building 2 No data for building 2

 Building 3 No data for building 3

 Building 4 No data for building 4

 Building 5 No data for building 5

 Rent Stabilization Ordinance (RSO) Yes [APN: 4325014015]

 Additional Information

 Airport Hazard None

This report is subject to the terms and conditions as set forth on the website.  For more details, please refer to the terms and conditions at zimas.lacity.org
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 Coastal Zone None

 Farmland Area Not Mapped

 Urban Agriculture Incentive Zone YES

 Very High Fire Hazard Severity Zone No

 Fire District No. 1 No

 Flood Zone None

 Watercourse No

 Hazardous Waste / Border Zone Properties No

 Methane Hazard Site Methane Zone

 High Wind Velocity Areas No

 Special Grading Area (BOE Basic Grid Map A-
13372)

Yes

 Wells None

 Seismic Hazards

 Active Fault Near-Source Zone  

      Nearest Fault (Distance in km) Within Fault Zone

      Nearest Fault (Name) Santa Monica Fault

      Region Transverse Ranges and Los Angeles Basin

      Fault Type B

      Slip Rate (mm/year) 1.00000000

      Slip Geometry Left Lateral - Reverse - Oblique

      Slip Type Moderately / Poorly Constrained

      Down Dip Width (km) 13.00000000

      Rupture Top 0.00000000

      Rupture Bottom 13.00000000

      Dip Angle (degrees) -75.00000000

      Maximum Magnitude 6.60000000

 Alquist-Priolo Fault Zone No

 Landslide No

 Liquefaction No

 Preliminary Fault Rupture Study Area No

 Tsunami Inundation Zone No

 Economic Development Areas

 Business Improvement District None

 Hubzone Not Qualified

 Opportunity Zone No

 Promise Zone None

 State Enterprise Zone None

 Housing

 Direct all Inquiries to Housing+Community Investment Department

      Telephone (866) 557-7368

      Website http://hcidla.lacity.org

 Rent Stabilization Ordinance (RSO) Yes [APN: 4325014015]

 Ellis Act Property No

 Public Safety

 Police Information  

      Bureau West

           Division / Station West Los Angeles

                Reporting District 834

 Fire Information  

      Bureau West

           Batallion 9

                District / Fire Station 37

      Red Flag Restricted Parking No

This report is subject to the terms and conditions as set forth on the website.  For more details, please refer to the terms and conditions at zimas.lacity.org
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CASE SUMMARIES
Note: Information for case summaries is retrieved from the Planning Department's Plan Case Tracking System (PCTS) database.

Case Number: CPC-2014-1457-SP

Required Action(s): SP-SPECIFIC PLAN (INCLUDING AMENDMENTS)

Project Descriptions(s): SPECIFIC PLAN AMENDMENT

Case Number: CPC-1987-12142

Required Action(s): Data Not Available

Project Descriptions(s): PREPARE AND SUBMIT CONCURRENTLY WITH THE SUBJECT PLAN AMENDMENTS THE APPROPRIATE SPECIFIC PLAN
ORDINANCE AND ZONE CHANGE ORDINANCES (LANDINI)

Case Number: DIR-2019-2657-DRB-SPP-TOC

Required Action(s): TOC-TRANSIT ORIENTED COMMUNITIES

 DRB-DESIGN REVIEW BOARD

 SPP-SPECIFIC PLAN PROJECT PERMIT COMPLIANCE

Project Descriptions(s): PURSUANT TO LAMC SECTION 16.50 AND 11.5.7, WESTWOOD DESIGN REVIEW BOARD AND WESTWOOD VILLAGE
SPECIFIC PLAN PROJECT PERMIT COMPLIANCE IS REQUESTED TO ALLOW FOR THE DEMOLITION OF AN (E) 3-UNIT
APARTMENT COMPLEX, AND THE CONSTRUCTION, USE, AND MAINTENANCE OF A (N) 10-UNIT, 5-STORY, 16,803 SF
APARTMENT COMPLEX WITH BASEMENT. 
PURSUANT TO LAMC SECTION 12.22.A 31(E), A TRANSIT ORIENTED COMMUNITIES (TOC) REQUEST TO ALLOW FOR
CONSTRUCTION, USE, AND MAINTENANCE OF A (N) 10-UNIT, 5-STORY, 16,803 SF APARTMENT COMPLEX WITH BASEMENT,
APPROX. 55 FT. IN HEIGHT. PROPOSED PROJECT TO INCLUDE 8 MARKET RATE UNITS AND 2 VLI UNITS. PROJECT WILL BE
UTILIZING THE FOLLOWING BASE INCENTIVES: A DENSITY INCREASE TO 10 UNITS IN LIEU OF THE REQUIRED 6 UNITS,
AND A PARKING INCENTIVE TO ALLOW REQUIRED PARKING AT 0.5 SPACES PER UNIT (21 ON-SITE PARKING SPACES
PROVIDED). FOLLOWING DISCRETIONARY INCENTIVES TO INCLUDE: A HEIGHT INCREASE TO 55 FT IN LIEU OF THE
REQUIRED 33 FT, A 30% REDUCTION IN SIDE YARD SETBACKS, AND A 25% REDUCTION IN OPEN SPACE.

Case Number: DIR-2003-390-DRB-SPP

Required Action(s): DRB-DESIGN REVIEW BOARD

 SPP-SPECIFIC PLAN PROJECT PERMIT COMPLIANCE

Project Descriptions(s): WESTWOOD DESIGN REVIEW FOR 3 STORY, 12 UNIT MULTI-FAMILY RESIDENTIAL BLDG WITH SUBTERRANEAN GARAGE.

Case Number: TT-54034

Required Action(s): Data Not Available

Project Descriptions(s): NEW 12-UNIT RESIDENTIAL CONDOMINIUM COMPLEX.

Case Number: ENV-2019-2658-CE

Required Action(s): CE-CATEGORICAL EXEMPTION

Project Descriptions(s): PURSUANT TO LAMC SECTION 16.50 AND 11.5.7, WESTWOOD DESIGN REVIEW BOARD AND WESTWOOD VILLAGE
SPECIFIC PLAN PROJECT PERMIT COMPLIANCE IS REQUESTED TO ALLOW FOR THE DEMOLITION OF AN (E) 3-UNIT
APARTMENT COMPLEX, AND THE CONSTRUCTION, USE, AND MAINTENANCE OF A (N) 10-UNIT, 5-STORY, 16,803 SF
APARTMENT COMPLEX WITH BASEMENT. 
PURSUANT TO LAMC SECTION 12.22.A 31(E), A TRANSIT ORIENTED COMMUNITIES (TOC) REQUEST TO ALLOW FOR
CONSTRUCTION, USE, AND MAINTENANCE OF A (N) 10-UNIT, 5-STORY, 16,803 SF APARTMENT COMPLEX WITH BASEMENT,
APPROX. 55 FT. IN HEIGHT. PROPOSED PROJECT TO INCLUDE 8 MARKET RATE UNITS AND 2 VLI UNITS. PROJECT WILL BE
UTILIZING THE FOLLOWING BASE INCENTIVES: A DENSITY INCREASE TO 10 UNITS IN LIEU OF THE REQUIRED 6 UNITS,
AND A PARKING INCENTIVE TO ALLOW REQUIRED PARKING AT 0.5 SPACES PER UNIT (21 ON-SITE PARKING SPACES
PROVIDED). FOLLOWING DISCRETIONARY INCENTIVES TO INCLUDE: A HEIGHT INCREASE TO 55 FT IN LIEU OF THE
REQUIRED 33 FT, A 30% REDUCTION IN SIDE YARD SETBACKS, AND A 25% REDUCTION IN OPEN SPACE.

Case Number: ENV-2014-1458-EIR-SE-CE

Required Action(s): SE-STATUTORY EXEMPTIONS

 CE-CATEGORICAL EXEMPTION

 EIR-ENVIRONMENTAL IMPACT REPORT

Project Descriptions(s): ENVIRONMENTAL IMPACT REPORT

Case Number: ENV-2002-6942

Required Action(s): Data Not Available

Project Descriptions(s): tract map for condo for 12 units

 

DATA NOT AVAILABLE
CPC-14509

ORD-186108

ORD-183497

ORD-171492

ORD-171227

ORD-163205

ORD-163204
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ORD-163203

ORD-163187

ORD-129279

ORD-125156
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ZIMAS INTRANET Generalized Zoning 03/11/2020
City of Los Angeles

Department of City Planning

Address: 10757 W WILKINS AVE Tract: TR 7803 Zoning: [Q]RD1.5-1

APN: 4325014015 Block: 29 General Plan: Low Medium II Residential

PIN #: 132B153   663 Lot: 15  

 Arb: None  



LAND USE
RESIDENTIAL

Minimum Residential

Very Low / Very Low I Residential

Very Low II Residential

Low / Low I Residential

Low II Residential

Low Medium / Low Medium I Residential

Low Medium II Residential

Medium Residential

High Medium Residential

High Density Residential

Very High Medium Residential

COMMERCIAL

Limited Commercial

Limited Commercial - Mixed Medium Residential

Highway Oriented Commercial

Highway Oriented and Limited Commercial

Highway Oriented Commercial - Mixed Medium Residential

Community Commercial

Community Commercial - Mixed High Residential

Regional Center Commercial

INDUSTRIAL

Commercial Manufacturing

Limited Manufacturing

Light Manufacturing

Heavy Manufacturing

PARKING

PORT OF LOS ANGELES

General / Bulk Cargo - Non Hazardous (Industrial / Commercial)

General / Bulk Cargo - Hazard

Commercial Fishing

Recreation and Commercial

Intermodal Container Transfer Facility Site

LOS ANGELES INTERNATIONAL AIRPORT
Airport Landside

Airport Airside 

Airport Northside

OPEN SPACE / PUBLIC FACILITIES

Open Space

Public / Open Space

Public / Quasi-Public Open Space

Other Public Open Space

Public FacilitiesFRAMEWORK
COMMERCIAL

Neighborhood Commercial

General Commercial

Community Commercial

Regional Mixed Commercial

INDUSTRIAL

Limited Industrial

GENERAL PLAN LAND USE

Light Industrial

Hybrid Industrial

GENERALIZED ZONING
OS, GW

A, RA

RE, RS, R1, RU, RZ, RW1

R2, RD, RMP, RW2, R3, RAS, R4, R5, PVSP

CR, C1, C1.5, C2, C4, C5, CW, WC, ADP, LASED, CEC, USC, PPSP, MU, NMU

CM, MR, CCS, UV, UI, UC, M1, M2, LAX, M3, SL, HJ, HR, NI

P, PB

PF

LEGEND
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Arterial Mountain Road

Collector Scenic Street

Collector Street

Collector Street (Hillside)

Collector Scenic Street (Proposed)

Major Scenic Highway

Major Scenic Highway II

Mountain Collector Street

Park Road

Parkway

Principal Major Highway

Private Street

Scenic Divided Major Highway II

Scenic Park

Scenic Parkway

Secondary Highway

Secondary Scenic Highway

Special Collector Street

Super Major Highway

MSA Desirable Open Space

Major Scenic Controls

Multi-Purpose Trail

Natural Resource Reserve

Park Road

Park Road (Proposed)

Quasi-Public

Rapid Transit Line

Residential Planned Development

Scenic Highway (Obsolete)

Secondary Scenic Controls

Secondary Scenic Highway (Proposed)

Site Boundary

Southern California Edison Power

Special Study Area

Stagecoach Line

Wildlife Corridor

CIRCULATION

Collector Street (Proposed)

Country Road

Divided Major Highway II

Divided Secondary Scenic Highway

Local Scenic Road

Local Street

Major Highway I

Major Highway II

FREEWAYS
Freeway

Interchange

Railroad

Scenic Freeway Highway

MISC. LINES
Airport Boundary

Bus Line

Coastal Zone Boundary

Coastline Boundary

Commercial Areas

Community Redevelopment Project Area

Commercial Center

Country Road

DWP Power Lines

Desirable Open Space

Detached Single Family House

Endangered Ridgeline

Equestrian and/or Hiking Trail

Hiking Trail

Historical Preservation

Horsekeeping Area

Local Street



POINTS OF INTEREST



Lot Line
Tract Line

Lot Cut
Easement
Zone Boundary

Building Line
Lot Split

Community Driveway
Tract Map
Parcel Map

!(

Airport Hazard Zone

Census Tract

Coastal Zone
Council District

Downtown Parking
Fault Zone
Fire District No. 1

Flood Zone

Hazardous Waste

High Wind Zone
Hillside Grading
Historic Preservation Overlay Zone

Very High Fire Hazard Severity Zone
Wells

OTHER SYMBOLS

Building Outlines 2014
Building Outlines 2008

Calvo Exclusion Area 
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FIX THE CITY 

August 13, 2019 

Julia Duncan, Westwood Community Planner 

Please distribute this letter to all Westwood DRB members prior to their reviewing 

RE:  2019-2657-DRB-SPP-TOC, ENV-2019-2658-EAF (10757 WILKINS) 

Dear Westwood DRB Members: 

First, thank you for your service to our Westwood community.   

It is fortunate that DRB Is not limited to recommending only design considerations.  It 
can (and should) make findings regarding violation of the Westwood Community Plan 
and the Westwood Multi-Family Specific Plan as well as the Criteria for DRB 
recommendations.  Below is a summary of key plan requirements. 

10757 Wilkins violates fundamental protections provided by the Westwood Multi-Family 
Specific Plan regarding height (33-foot height limit), parks, parking, open space, and 
yards. This plan was adopted to provide a buffer for the R1 community, to prevent 
incompatible development as occurred on the Wilshire Corridor.   

This project violates DRB Ordinance Criteria required to approve a project, as well as 
violations of the Westwood Community Plan and the Westwood Multi-Family Specific 
Plan: 

1. DRB Section 6.B.1 “Whether all proposed structures conform to all of the 
provisions contained within the Westwood Community Plan and any 
applicable specific plans or design guidelines.”  THE PROJECT IS NOT IN 
COMPLIANCE. The project is not compatible in scale and massing with the 
neighboring R1 properties that are on two sides of the site.  The WW Community 
Plan calls for preserving the R1 community and providing a buffer from multi-
family development:   
 

2. Community Plan:  One of its purposes is clearly stated: “Preserving and 
enhancing the positive characteristics of existing uses which provide the 
foundation for community identity, such as scale, height, bulk, setbacks and 
appearance” (p. II-2). 
 

3. “Accordingly, the [Community] Plan has three fundamental premises. First, is 
limiting residential densities in various neighborhoods to their prevailing 
development density.” (p. III-1). 
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FIX THE CITY 

4.  This project violates Policy 1-1.1 of the Westwood Community Plan: “1-1.1 
Protect existing single-family residential neighborhoods from new out of scale 
development and other incompatible uses.” (p. III-3). The Program to implement 
this policy is: “Program: The Plan Map identifies lands where only single family 
development is permitted. These areas are protected by development standards 
which restrict the bulk, height, and density of commercial and multiple residential 
buildings within several Specific Plans.” (p. III-4). 

5. Policy 1-1.2 similarly mandates implementation of the specific plans to protect 
residential communities: “Protect the quality of residential environment and 
promote the maintenance and enhancement of the visual and aesthetic 
environment of the community.  
Program: Implement the Westwood Community Development Standards 
Specific Plan, the North Westwood Village Specific Plan, and the Wilshire-
Westwood Scenic Corridor Specific Plan standards for design, parking, 
landscaping, height and bulk requirements.” 

This project violates the protections guaranteed by the Westwood Multifamily 
Specific Plan to assure compatible development through a 33-foot height limit, 
bulk etc. open space requirements, parking requirements, yard requirements, 
etc.  Specifically, this building is surrounded on two sides by R1 property and is 
therefore limited to 33 feet.  TOC does not provide an exception to the Specific 
Plan. 

6. Policy 1.2-2 “Changes of zone permitting densities in excess of those designated 
shall be approved only if adequate access and public services are available“ (p. 
III-4).  Tier 3 is a new zone that increases density and has not been processed 
by the city as a zone change nor has it been authorized by JJJ.  Therefore, no 
increase in existing allowable density is permitted under the Westwood 
Community Plan. 

7. Policy 1-3.1 “Require architectural and height compatibility for new infill 
development to protect the character and scale of existing residential 
neighborhoods.”  
“Program: Implement design and landscaping standards within the Specific 
Plans for multiple-family residential development to ensure compatibility and 
adequate buffering from single family areas.” (p. III-5). 
 

8. DRB Section 6.B.4: “Whether the proposed buildings are compatible with the 
surrounding buildings in terms of design, massing and architectural integrity.”  
THIS BUILDING WILL NOT BE COMPATIBLE. 
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FIX THE CITY 

9. DRB Section 6.B.8.  “Whether the proposed development is in conformity with 
the Los Angeles Municipal Code and other applicable laws insofar as zoning and 
land use are involved.”  THIS BUILDING NOT IN CONFORMITY WITH ZONING 
AND LAND USE LAWS (SEE ABOVE), AND WITH GENERAL PLAN 
FRAMEWORK MANDATORY POLICY 3.3.2. 

Fix the City requests that the DRB recommend denial of this application because it 
violates the Westwood Multi-Family Specific Plan regarding height, open space, etc.  
The Specific Plan was adopted to prevent the very impacts that this project would 
impose on its R1 neighbors.  The plan calls for buffers, compatibility in scale and 
massing.    

In addition to the land-use plans cited above, TOC Incentives for this project are invalid 
because they were not included in JJJ.  No substantive changes can be made to JJJ 
without submitting them to the voters.  Thus, DRB has duty and authority to enforce 
this Specific Plan and assure compatible development. 

1. INADEQUATE REPLACEMENT OF RENTAL UNITS.  As stated in the hearing 
notice, the proposed project would replace a three-unit building.  But the project 
is replacing only two of the three units, in violation of California Govt. Code 
Section 65915.  The project is required to replace all three units. Therefore, DRB 
and the Director of Planning may not lawfully approve this project. 

2. NO LABOR STANDARD TO PROVIDE GOOD JOBS.  The project does not 
agree to the Labor Standard of Section 5 to provide prevailing wage and hire 
local residents.  JJJ has two goals:  increase affordable housing “while also 
creating good jobs with family-supporting wages.”  This project does not create 
good jobs as defined by JJJ. 

3. TOC DOES NOT PROVIDE “ADDITIONAL INCENTIVES” SUCH AS HEIGHT. 
JJJ TOC Incentives are limited to three specific incentives: (1)  increased 
residential FAR, (2) increased residential density and (3) reduced residential 
parking.  No other TOC incentives are included in Section 6 and thus any 
additional ones must be submitted to the voters under JJJ Section 5.A. 

4. TOC TIERS ARE A SUBSTANTIVE CHANGE FROM JJJ AND THUS 
REQUIRE VOTER APPROVAL (JJJ Section 5.A).  Tiers are new zones and 
require zone changes.  Under JJJ Section 5.A, no substantive changes may be 
made unless they are submitted to the voters.  Tiers cannot lawfully be used in 
the approval of a TOC project such as 10757 Wilkins Avenue.   

5. 10757 WILKINS VIOLATES THE WESTWOOD MULTI-FAMILY SPECIFIC 
PLAN.  A Specific Plan Amendment is required for this project.  Under JJJ, the 
project would be required to also pay prevailing wage and hire local residents.  
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6. NO CLASS 32 EXEMTPION.  This project does not qualify for a Class 32 
Categorical Exemption from CEQA because: 

o it requires mitigation from methane gas as indicated on the Parcel 
Profile;   

o because of cumulative impacts of several other related TOC projects in 
this area that have not been analyzed for their environmental impacts 
(e.g., 1300 Westwood Boulevard, 1855 Westwood Boulevard, 2301 
Westwood Boulevard, 1427 Greenfield, etc.;  

o the site is not served by adequate public services (fire and police 
response time fail to meet city goals for adequate response time) and 
infrastructure for the area is inadequate (increased air pollution, blackouts, 
sinkholes, broken sidewalks, etc.).  LAFD Station 37 was described in a 
certified 2005 EIR for the Casden Pico project as small and understaffed.  
Nothing has changed except for increased demand and increased 
congestion that further slows response times.   

o The project does not comply with General Plan Framework Mandatory 
Policy 3.3.2 which requires that increases over allowable density and 
intensity cannot be approved unless current infrastructure and public 
services are adequate.  No substantial evidence has been provided for 
this project to make this finding.  There is ample evidence that emergency 
services are inadequate, despite the heroic efforts of our first responders. 

o The project violates the Westwood Community Plan and Westwood 
Multi-Family Specific Plan.  A Class 32 CE can only be granted if a 
project complies with ALL plans, zones, and land-use regulations.  This 
project does not.   

For documentation on response times, please see the record submitted by FTC re. the 
Expo TNP.  We incorporate by reference all prior submissions to the City by FTC on 
TOC incentives and Class 32 Exemptions. 

Sincerely, 

Laura Lake 
Laura Lake, Ph.D. 
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Julia Duncan <julia.duncan@lacity.org>

DIR-2019-2657-DRB-SPP-TOC - 10757 W. Wilkins Ave.
3 messages

Eva Gaustad <eva.gaustad@gmail.com> Mon, Aug 19, 2019 at 8:18 PM
To: Juli Duncan <Julia.duncan@lacity.org>

Dear Ms. Duncan,

After reviewing the project description, I object to the proposed project at 10757 W. Wilkins Ave because
the height, and overall scale of this building will negatively impact the enjoyment and use of my apartment
as well as the residents of Wilkins Ave.

For the past 11 years I have resided at 1447 Selby Ave. Los Angeles, an apartment unit in the building
immediately to the east of the project property. I live on the second floor of this building with 2 bedroom
windows facing to the west and a staircase with a landing also facing to the west. The proposed building is
to the immediate west of my apartment building. 

My line of sight views to the west from my two bedroom windows and staircase landing will be obstructed
due to the height and size of the proposed building. From my bedroom windows and staircase landing, I
now have unobstructed views to the west which will be eliminated or drastically reduced due to the height
and size of the proposed building. 

In addition, the height of the the proposed building will block natural light from the west and cast a shadow
over my west facing windows, staircase landing, as well as the west rear surface areas directly below my
apartment. 

Also in my building on the southwest corner I have, along with the other 4 tenants,  the use of  an enclosed
garden area with patio, dining table and chairs.

I often, along with other occupants in my building, use this  private area for meals and entertaining. This
garden/patio area is located in the southwest corner of my building's property surrounded by a fence on the
west and south to provide privacy from those using the sidewalk or vehicles passing by on Wilkins Ave.

However, this garden/patio privacy will be totally lost due to the excessive height of the proposed building -
5 stories and 55 feet high. Many of the occupants on the east side of the proposed building will be able to
look to the east and directly down into my private garden/patio area from their 3, 4 ,or 5 story apartment
unit. 

Also the proposed 10 apartment units, instead of the usual 6 units for this area of Wilkins Ave,
unreasonably increase the population and vehicle density of the immediate streets. The proposed building's
driveway is within 100 feet of the intersection of  Wilkins, Selby, and Ohio avenues, the intersection where
St. Paul the Apostle catholic church is located.

As a result, this intersection has a very high volume of vehicle trips per day due to St. Paul's church school,
daily mass services, trips to Westwood Blvd businesses as well as trips to Emerson Middle School, two 
blocks  south on Selby Ave. 

Please consider the objections I have detailed above and reduce the number of apartment units to 6, the
usual number for apartment buildings on this block of Wilkins Ave. The overall size and mass of the
proposed building is completely out of proportion to the existing apartment buildings on Wilkins Ave. The
proposed building changes the character of Wilkins Ave. to the detriment of all residents of Wilkins Ave.

Thank you for your consideration of my objections to the proposed apartment building.

Eva Gaustad

1447 Selby Ave.

Los Angeles, CA. 90024

https://www.google.com/maps/search/1447+Selby+Ave.+Los+Angeles?entry=gmail&source=g
https://www.google.com/maps/search/1447+Selby+Ave.+Los+Angeles,+CA.+90024?entry=gmail&source=g
https://www.google.com/maps/search/1447+Selby+Ave.+Los+Angeles,+CA.+90024?entry=gmail&source=g
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Julia Duncan <julia.duncan@lacity.org> Wed, Aug 21, 2019 at 9:21 AM
To: Eva Gaustad <eva.gaustad@gmail.com>

Good Morning Eva,

I apologize for the delay in getting back to you. I just returned from vacation yesterday. Thank you for sending your
comment. I am confirming receipt of your email, have included it in the file, and will distribute to the board. Please let me
know if you have any questions. 
 
Sincerely,

Julia

Julia Duncan
City of Los Angeles
Department of City Planning
West/Coastal/South Project Planning
T: (213) 978-1172; julia.duncan@lacity.org
200 N. Spring St., Room 721
Los Angeles, CA. 90012
http://cityplanning.lacity.org/

[Quoted text hidden]

Julia Duncan <julia.duncan@lacity.org> Fri, Oct 25, 2019 at 9:17 AM
To: Eva Gaustad <eva.gaustad@gmail.com>

The item is returning for public hearing on November 6th and I have attached the Agenda if you would like to attend.

Julia Duncan
Planning Assistant
Los Angeles City Planning
200 N. Spring St., Room 721
Los Angeles, CA 90012
Planning4LA.org
T: (213) 978-1172 | 

          

[Quoted text hidden]

11-06-2019 Agenda.pdf
194K
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Julia Duncan <julia.duncan@lacity.org>

new building at 10757 Wilkins Ave , Los Angeles CA 90024
2 messages

Claudia Lizzani <claudializzani@gmail.com> Thu, Aug 22, 2019 at 9:07 AM
To: Julia.duncan@lacity.org

Good morning Mrs Duncan, 

my name is Claudia Lizzani and I am a resident at 10751 Wilkins ave , Los Angeles CA 90024. 

I am writing to you in regards of the building at 10757 Wilkins Ave, Los Angeles, Ca 90024; the current plan is out of
character with the neighborhood and a 55 ft tall building is just too high for this street. It will block the sun and light and
will affect me personally since I live next door. I hope you can review the project and scale it down. 
Unfortunately I wasn’t able to attend the WESTWARD COMMUNITY DEISGN REVIEW BOARD meeting yesterday,
August 21, at the Belmont Village Senior Living Westwood 10475 Wilshire Blvd. (0024 , but I hope you will consider this
email as my attendance.

Thank you very much 

Best 

Claudia Lizzani 

Julia Duncan <julia.duncan@lacity.org> Thu, Aug 22, 2019 at 4:22 PM
To: Claudia Lizzani <claudializzani@gmail.com>

Good Afternoon Claudia,

Thank you for sending your comments. They have been received!

Sincerely,

Julia

Julia Duncan
City of Los Angeles
Department of City Planning
West/Coastal/South Project Planning
T: (213) 978-1172; julia.duncan@lacity.org
200 N. Spring St., Room 721
Los Angeles, CA. 90012
http://cityplanning.lacity.org/

[Quoted text hidden]
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Julia Duncan <julia.duncan@lacity.org>

10757 Wilkins Avenue
2 messages

hmb freeman <hmbfreeman@gmail.com> Mon, Aug 26, 2019 at 12:02 PM
To: julia.duncan@lacity.org

Dear Ms. Duncan,

Last Wednesday, I attended the meeting regarding the Wilkins project and was 
extremely disappointed by the board's comments implying approval. The proposed project is directly  behind my home
and would have a very negative impact on my abode. Firstly, privacy, it would be quite literally, in my back yard. The
height is out 
of all proportion with the surroundings. Secondly, the afternoon sun reflecting off the 
numerous windows would be blinding, thirdly, all natural light would be reduced and
lastly the traffic. As you know, St Paul's church and St. Paul's school meet at the confluence of Wilkins, Ohio and Selby
avenues, already at capacity vis a vis traffic, 
Emmerson School is also accessed by these streets. Overflow cars from those visiting 
the aforementioned institutions are forced to park on Rochester to  which I have no 
objection. However, adding to the current parking / traffic situation would be untenable.

The proposed  building is simply too big and should not be approved as is. What happened to the so called "buffer zone"
which was designed to prevent such over building? 

With respect to the comments made,  that current area residents are somehow stuck in the past and resistant to change
were  both arrogant and untrue, also insulting.

I stand firmly against developers' rights always being favored over the rights of people such as myself. 

For all the reasons listed, I urge you to vote against this proposed five story  building 

Respectfully,

Helena Freeman 

-- 
My

Julia Duncan <julia.duncan@lacity.org> Mon, Aug 26, 2019 at 1:36 PM
To: hmb freeman <hmbfreeman@gmail.com>

Good Afternoon Helena,

I am writing to let you know I received your email.

Sincerely,

Julia

Julia Duncan
City of Los Angeles
Department of City Planning
West/Coastal/South Project Planning
T: (213) 978-1172; julia.duncan@lacity.org
200 N. Spring St., Room 721
Los Angeles, CA. 90012

http://www.lacity.org/
mailto:julia.duncan@lacity.org
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https://maps.google.com/?q=200+N.+Spring+St.,+Room+721+Los+Angeles,+CA.+90012+%3Chttps://maps.google.com/?q%3D200%2BN.%2BSpring%2BSt.,%2BRoom%2B721%2BLos%2BAngeles,%2BCA.%2B90012%26entry%3Dgmail%26source%3Dg%3E&entry=gmail&source=g
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Julia Duncan <julia.duncan@lacity.org>

10757 Wilkins Ave
2 messages

Kim Masters <kim.masters@gmail.com> Wed, Aug 28, 2019 at 11:51 AM
To: julia.duncan@lacity.org

Hello. As a resident of Westwood, I want to register my strong objection to this development. It is completely oversized
and will destroy the character of the neighborhood.

Julia Duncan <julia.duncan@lacity.org> Wed, Aug 28, 2019 at 3:50 PM
To: Kim Masters <kim.masters@gmail.com>

Thank you for sending Kim. I am writing to acknowledge receipt of your comments.

Sincerely,

Julia

Julia Duncan
City of Los Angeles
Department of City Planning
West/Coastal/South Project Planning
T: (213) 978-1172; julia.duncan@lacity.org
200 N. Spring St., Room 721
Los Angeles, CA. 90012
http://cityplanning.lacity.org/

[Quoted text hidden]
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Julia Duncan <julia.duncan@lacity.org>

Opposition to proposed development at 10757 Wilkins Avenue
3 messages

Devon Kaiser <devon_kaiser@hotmail.com> Sat, Aug 31, 2019 at 3:49 PM
To: "julia.duncan@lacity.org" <julia.duncan@lacity.org>, "paul.koretz@lacity.org" <paul.koretz@lacity.org>

Good A�ernoon,

I am a long �me resident of Westwood and a neighbor of the proposed development at 10757 Wilkins
Avenue (90024). Like many of my fellow neighbors, we were drawn to this area for its charm and
commitment to maintaining the integrity of the tract, which s�ll contains, although in regre�ably dwindling
numbers, lovely Spanish style, single-family homes.

The proposed development at 10757 Wilkins Avenue is plainly awful! While the design most certainly does
not fit the rest of the neighborhood, it is obscene that the developer is asking for a building 5 STORIES in
height! The building code for this neighborhood very clearly states a maximum height of 33 feet. How a
building this size could be approved for development is beyond anything I can imagine. I built my own home
three years ago a block away and was held against very strict building codes and guidelines, so why should
this development be granted anything different?

Please consider this request in NOT approving permission to building the proposed design at 10757
Wilkins Avenue. The neighborhood will thank you!!

Respec�ully,

Devon Farley
10732 Rochester Avenue

Julia Duncan <julia.duncan@lacity.org> Wed, Sep 4, 2019 at 8:17 AM
To: Devon Kaiser <devon_kaiser@hotmail.com>
Cc: "paul.koretz@lacity.org" <paul.koretz@lacity.org>

Good Morning Devon,

I wanted to let you know I received your email and will include in the case file.

Sincerely,

Julia

Julia Duncan
City of Los Angeles
Department of City Planning
West/Coastal/South Project Planning
T: (213) 978-1172; julia.duncan@lacity.org
200 N. Spring St., Room 721
Los Angeles, CA. 90012
http://cityplanning.lacity.org/

https://www.google.com/maps/search/10757+Wilkins+Avenue?entry=gmail&source=g
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[Quoted text hidden]

Devon Kaiser <devon_kaiser@hotmail.com> Wed, Sep 4, 2019 at 10:22 AM
To: Julia Duncan <julia.duncan@lacity.org>
Cc: "paul.koretz@lacity.org" <paul.koretz@lacity.org>

Good Morning! 

Thank you very much for the consideration of the matter. The building is out of character and size for the neighborhood.
There is a 33 foot height limit for a reason.

Regards, 

Devon Farley 

Sent from my iPhone
[Quoted text hidden]
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Julia Duncan <julia.duncan@lacity.org>

DIR-2019-2657-DRB-SPP-TOC - Hearing Date: Oct 2, 2019 -6:00 PM
2 messages

JOHN GAUSTAD <jgaustad1@cox.net> Tue, Oct 1, 2019 at 9:34 AM
Reply-To: JOHN GAUSTAD <jgaustad1@cox.net>
To: Julia.duncan@lacity.org

Attention: Juila Duncan - LA City Dept. of Planning

Please convey this message, as well as the attachment, to the Westwood DRB before they review the above referenced
matter.

Hearing set for Oct. 2 - 6:00 PM.

To: Westwood Design Review Board Members:

I previously communicated to the Westwood DRB my opposition to the above project at 10757 W. Wilkins Ave. See
attached letter dated Aug. 19, 2019. This message is a supplement to my prior objections and incorporates by reference
my letter of Aug. 19, 2019. 

DRB is not limited to providing only design and material considerations. DRB is also tasked to determine if a project
conforms with the provisions of the Westwood Community Plan and any applicable specific plans. DRB is mandated to
protect existing single-family residential neighborhoods from out of scale development. Development standards are to
restrict the bulk, height, and density of multiple residential buildings.

The 10757 W. Wilkins project is not in compliance with the Westwood Community Multi-Family Specific Plan in that the
project is incompatible with the surrounding neighborhood by allowing a building height of 55 feet and not the 33 foot
height as provided in the Specific Plan. 

This project is surrounded on 2 sides by R1 properties that abut the project therefore the proposed building must be
limited to 33 feet in height. With this proposed project there are no exceptions allowed to the Westwood Multi- Family
Specific Plan to the 33 foot height limit. The Specific Plan is not superseded or amended by other programs that may
provide height incentives.

The allowance incentive of a 30% reduction in side yard setbacks and 25% reduction in open space directly violates the
protections for single family residences in the Westwood Community Multi-Specific Plan. The Specific Plan does not
provide for side yard and open space reductions for this project. 

The incentives allowed for this project increase the density of the neighborhood and make this project incompatible with
the surrounding single family neighborhood. The character and scale of the existing residential area is compromised by
the height incentive and side yard and open space reductions. There little or no buffer between single-family residential
structures and this multi-family project.

Allowing for additional density is not to be approved unless adequate access and public services such as police and fire
are available. To my knowledge no showing has been provided regarding the adequacy of these services for this
neighborhood. 

The Westwood Multi-Family Specific Plan was specifically enacted to prevent the negative impacts this project will bring
to single family neighbors. The Specific Plan requires buffers, compatibility in scale, and avoidance of massing. The
proposed project does not meet these objectives.

Lastly, the Westwood Community DRB - Specific Plan expressly provides the DRB shall make its recommendation based
on various criteria including " whether the proposed building is compatible with the surrounding buildings in terms of
design, massing, and architectural integrity."

It is submitted this project does not meet the above criteria and accordingly, the project must be modified to reduce the
height and to increase side yard and open space areas so as to meet the Specific Plan criteria before approval may be
granted.
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Thank you for your consideration in this matter.

John K. Gaustad

 

DRBHearing.pdf
786K

Julia Duncan <julia.duncan@lacity.org> Tue, Oct 1, 2019 at 2:27 PM
To: JOHN GAUSTAD <jgaustad1@cox.net>

Good Afternoon John,

Per our conversation this morning, I will include these comments in the case folder and will send to the Board members
for consideration.

Sincerely,

Julia

Julia Duncan
City of Los Angeles
Department of City Planning
West/Coastal/South Project Planning
T: (213) 978-1172; julia.duncan@lacity.org
200 N. Spring St., Room 721
Los Angeles, CA. 90012
http://cityplanning.lacity.org/
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Julia Duncan <julia.duncan@lacity.org>

Project on Wilkins
3 messages

Linda Smukler <pricetag214@yahoo.com> Sun, Oct 20, 2019 at 10:01 PM
To: julia.duncan@lacity.org

I am writing again to tell you to please object to this 5 story building on Wilkins. It is practically in my back yard. Not only
will it block the light but the noise from a ten unit building in a residential area is cruel and unfair. 
Please send me the information about the meeting on Nov 6
Thank you
Linda Smukler

Sent from my iPhone

Julia Duncan <julia.duncan@lacity.org> Mon, Oct 21, 2019 at 11:37 AM
To: Linda Smukler <pricetag214@yahoo.com>

Good Morning Linda,

I am writing to confirm receipt of your correspondence and have included it in the file.

Julia Duncan
Planning Assistant
Los Angeles City Planning
200 N. Spring St., Room 721
Los Angeles, CA 90012
Planning4LA.org
T: (213) 978-1172 | 

          

[Quoted text hidden]

Julia Duncan <julia.duncan@lacity.org> Fri, Oct 25, 2019 at 9:01 AM
To: Linda Smukler <pricetag214@yahoo.com>

The item is returning for public hearing on November 6th and I have attached the Agenda if you would like to attend.

Julia Duncan
Planning Assistant
Los Angeles City Planning
200 N. Spring St., Room 721
Los Angeles, CA 90012
Planning4LA.org
T: (213) 978-1172 | 

          

On Sun, Oct 20, 2019 at 10:01 PM Linda Smukler <pricetag214@yahoo.com> wrote:
[Quoted text hidden]

11-06-2019 Agenda.pdf
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Julia Duncan <julia.duncan@lacity.org>

Wilkins project at 10757
4 messages

Sonya Canton <mabanag@me.com> Sun, Oct 20, 2019 at 12:20 PM
To: julia.duncan@lacity.org, paulkoretz@lacity.org

Dear Ms. Duncan and Mr. Koretz,

I am writing to both of you to voice my opposition towards the approval of the 10757 Wilkins project. 

My house is directly behind this proposed building and it will affect me in a lot of ways.
 First, The shade that it will project to my direction could be detrimental to my fruit trees and other plants. In this day of
climate changes, I am trying to be self sufficient in making sure, that I have some form of food if and when this
catastrophic event happens.
 Second,  In my neighborhood, I am the first to put solar panels (2009) so, there is great a possibility that it will either
block or lessen the ability of my panels to gather electricity which I need to lower my electrical bills. I also charge both my
electric cars when the sun is up. 
Third, Naturally, the establishment of more housing will increase traffic and it is well known that the Westwood area is one
of the most congested part of West LA. 
Fourth and To top it off more traffic adds to more pollution due to increased habitation and vehicles. It will also exacerbate
medical problems associated with pollutants. 

These are just a few of my concerns. Please consider my request favorably.

Sincerely yours,

Sonya Canton

Sent from my iPhone

Sent from my iPhone

Sent from my iPhone

Julia Duncan <julia.duncan@lacity.org> Mon, Oct 21, 2019 at 10:56 AM
To: Sonya Canton <mabanag@me.com>
Cc: paulkoretz@lacity.org

Thank you for you for sending your comments. They have been received.

Julia Duncan
Planning Assistant
Los Angeles City Planning
200 N. Spring St., Room 721
Los Angeles, CA 90012
Planning4LA.org
T: (213) 978-1172 | 

          

[Quoted text hidden]

Julia Duncan <julia.duncan@lacity.org> Fri, Oct 25, 2019 at 9:02 AM
To: Sonya Canton <mabanag@me.com>
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The item is returning for public hearing on November 6th and I have attached the Agenda if you would like to attend.

Julia Duncan
Planning Assistant
Los Angeles City Planning
200 N. Spring St., Room 721
Los Angeles, CA 90012
Planning4LA.org
T: (213) 978-1172 | 

          

On Sun, Oct 20, 2019 at 12:20 PM Sonya Canton <mabanag@me.com> wrote:
[Quoted text hidden]

11-06-2019 Agenda.pdf
194K

Sonya Canton <mabanag@me.com> Fri, Oct 25, 2019 at 9:16 AM
To: Julia Duncan <julia.duncan@lacity.org>

I appreciate your info. Looking forward to meeting you. 

Sonys

Sent from my iPhone

On Oct 25, 2019, at 9:02 AM, Julia Duncan <julia.duncan@lacity.org> wrote:

[Quoted text hidden]
<11-06-2019 Agenda.pdf>
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Julia Duncan <julia.duncan@lacity.org>

Project on 10757 Wilkins Ave, LA CA 90024
2 messages

MZarrabian <mzarrabian@att.net> Tue, Oct 22, 2019 at 9:27 AM
To: julia.duncan@lacity.org, paulkoretz@lacity.org

Dear Ms. Duncan and Mr. Koretz,

I am writing to both of you to voice my opposition towards the approval of the 10757 Wilkins project.

My house is across this proposed building and it will affect us negatively in several ways.
The shade projected by this development is detrimental and blocks crucial sunlight to trees, plants, solar panels for
electricity.
Development of more dense housing such as 10757 Wilkins (which takes advantage of loop holes) will increase traffic
and it is well known that the Westwood area is one of the most congested part of West LA.
And, more pollution due to increased habitation and vehicles. It will also exacerbate medical problems associated with
pollutants.

Please oppose the development at 10757 Wilkins LA CA 90024.
Thank you,
Michael Zarrabian

Julia Duncan <julia.duncan@lacity.org> Fri, Oct 25, 2019 at 9:00 AM
To: MZarrabian <mzarrabian@att.net>
Cc: paulkoretz@lacity.org

Good Morning,

Thank you for sending your comment, it has been included in the file.

The item is returning for public hearing on November 6th and I have attached the Agenda if you would like to attend.

Julia Duncan
Planning Assistant
Los Angeles City Planning
200 N. Spring St., Room 721
Los Angeles, CA 90012
Planning4LA.org
T: (213) 978-1172 | 

          

[Quoted text hidden]
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Julia Duncan <julia.duncan@lacity.org>

Westwood DRB Meeting Wednesday November 6, 2019
2 messages

Steven Carbone <sscarbone@verizon.net> Sun, Oct 27, 2019 at 6:54 PM
To: Julia Duncan <julia.duncan@lacity.org>

Ms. Duncan, please kindly note the opinion of Dr. Lake, a recognized local real estate expert.  I do not have the
developer’s email.  Perhaps you could forward this to his rep.

Begin forwarded message:

From: Laura Lake <laura.lake@gmail.com>
Subject: Re: Westwood DRB Meeting Wednesday November 6, 2019
Date: October 24, 2019 at 12:55:45 PM PDT
To: 

Dear Neighbors:

I live near this site and have filed detail opposition testimony.  I have followed this project's requests
as a board member of Fix the City, which has sued the City over granting incentives/bonuses to
10400 Santa Monica Blvd. (the "Pumpkin Patch") at the corner of Beverly Glen and Santa Monica
Blvd., and is challenging other Westwood projects.  We cannot challenge every project, but we want
to share with you what we have learned so far.   

I encourage you to read Section 6 of Measure JJJ.  It determines what kind of bonuses/incentives
can be granted to this property.  I've attached it for your review. (see pages 20-24).  The Design
Review Board must make a recommendation that this project complies with the Specific Plan.  It
does not.  It violates the height, open space and required yards as well as parking.  I'm attaching the
Westwood Multi-Family Specific Plan as well, for your review.

HERE ARE SOME TALKING POINTS:

The bonuses requested for 10757 Wilkins, were never included in Measure JJJ.  There is no basis
to grant the requested incentives unless the developer seeks amendments to the Westwood Multi-
Family Specific Plan. Measure JJJ Section 5.A states that no substantive changes may be made
unless approved by the voters.  

JJJ requires the Labor Standard (prevailing wage) as mandated by JJJ.  Remember, this was the
Affordable Housing and Good Jobs Initiative.   

If the city wants to add incentives to JJJ, it must go back to the voters.

JJJ/TOC only permits an increase in square footage (FAR), density (number of dwelling units) and
reduced parking.  It does not grant extra height, reduced yards or setbacks or reduced open space 
It does not exempt a project from our Westwood Multi-Family Specific Plan.

TOC "Tiers" are not part of JJJ.  Thus the basis for calculating the bonus is unlawful.  

The approvals requested by 10757's owner/developer are not permitted under current city law and
are not authorized by JJJ.

Height is limited to 33-feet by the Specific Plan because the site abuts R-1 properties on two
different sides..
Open space is regulated by the Specific Plan

mailto:laura.lake@gmail.com
https://www.google.com/maps/search/10400+Santa+Monica+Blvd?entry=gmail&source=g
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Yards and setbacks are also regulated by the Specific Plan and City Code. 

Hope this helps!  Fix the City is committed to keeping our neighborhoods safe and livable.   Go
Team Westwood!

Laura Lake, Ph.D.
FIX THE CITY

2 attachments

JJJ Ordinance.pdf
1425K

WWDCOMM.pdf
413K

Julia Duncan <julia.duncan@lacity.org> Thu, Oct 31, 2019 at 11:03 AM
To: Steven Carbone <sscarbone@verizon.net>

I am receipt of your comments. Thank you for sending.

Julia Duncan
Planning Assistant
Los Angeles City Planning
200 N. Spring St., Room 721
Los Angeles, CA 90012
Planning4LA.org
T: (213) 978-1172 | 

          

[Quoted text hidden]
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Julia Duncan <julia.duncan@lacity.org>

Design reviewboard meeting 10747 Wilkins
2 messages

Sonya Canton <mabanag@me.com> Sun, Nov 10, 2019 at 8:00 AM
To: Julia Duncan <julia.duncan@lacity.org>, paulkoretz@lacity.org

Dear Miss Duncan and Mr. Koretz:

I attended the 11/6 review board meeting and realized they were not the group who determines legality and  matters that
deals with the questions of traffic congestion, increased pollution, and climate change effects nor were they seemed to
not be concerned of how this five story building that looks like an office building affects the R-1 neighbors behind it.

The board was pleased with the architect design and changes so they approved the design and informed all attendants
that our comments will be given to the Director who approves all plans. 

I vehemently oppose construction of this tall building behind my house. I have solar panels and I’m also building an ADU
that will incorporate solar panels as well.

Appreciate your looking into this matter. A three story high building would be more appropriate.

Thank you,
Sonya

Sent from my iPhone

Julia Duncan <julia.duncan@lacity.org> Wed, Nov 13, 2019 at 8:46 AM
To: Sonya Canton <mabanag@me.com>
Cc: paulkoretz@lacity.org

Thank you for your comments Sonya, they have been received and included in the case file.

Julia Duncan
Planning Assistant
Los Angeles City Planning
200 N. Spring St., Room 721
Los Angeles, CA 90012
Planning4LA.org
T: (213) 978-1172 | 
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Julia Duncan <julia.duncan@lacity.org>

Fwd: Special Letter from the Pastor
5 messages

STEVE CARBONE <sscarbone@verizon.net> Sat, Dec 14, 2019 at 7:55 AM
To: Julia Duncan <julia.duncan@lacity.org>
Cc: Carl Shusterman <Carl_90024@yahoo.com>, hmb freeman <hmbfreeman@gmail.com>, JOHN GAUSTAD
<jgaustad1@cox.net>, Laura Lake <laura.lake@gmail.com>, Sonya Canton <mabanag@me.com>, ccampisi39@aol.com

We hope you saw this but gives another reason to oppose the Wilkins project 

Begin forwarded message:

From: "Father Gilbert Martinez, CSP" <gmartinez@sp-apostle.org>
Subject: Special Letter from the Pastor
Date: December 13, 2019 at 6:02:12 AM PST
To: sscarbone@verizon.net
Reply-To: gmartinez@sp-apostle.org

Saint Paul the Apostle Catholic Community

SPECIAL LETTER REGARDING TRAFFIC

Dear Friends,

As you may know, a traffic accident on Wednesday, December 11th just after
school pick-up, around 3pm, in front of the Church at the intersection of Ohio
Avenue, Selby Avenue, and Wilkins Avenue was a shock and a wake-up call
for our community. 

First, the accident involved a school family and, thankfully, no one was injured
except for minor bruises and emotional shock. Some students were close
enough to witness the accident. That they were not injured or worse
underscores our good fortune and the urgency of addressing traffic safety.

Second, I want to re-emphasize the need to follow traffic safety guidelines.
Slow down. Don't jaywalk. Don't text. Make full stops at the corners, especially
at that unusual intersection where three avenues intersect. Take a beat -- I
know driving and parking in LA is a challenge after a long day of work or in
between drop-off and pick-up to appointments, meetings, or sports activities,

mailto:gmartinez@sp-apostle.org
mailto:sscarbone@verizon.net
mailto:gmartinez@sp-apostle.org
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but only a split second lies between a near miss and tragic consequences. The
season of Advent calls us to patience, an essential virtue in LA traffic.

Finally, safety has been my and Principal Pinkofsky's number one
administrative priority since we joined the community in the summer of 2018.
Since then, we have had a number of parish and school staff and Parents
Working with Children (PWC) discussions about traffic safety. 

At the time of the accident, we were preparing to engage in a study to produce
viable options for the improvement of traffic flow. Indeed, the contract with
Hirsch/Green Transportation Consulting, Inc., to provide "Transportation
Consulting Services Related to Evaluation of the Existing Student-Related
Drop-Off and Pick-Up Operations" was on my desk for signature. The contract
has been signed and we'll begin the process immediately. 

Hirsch Green Transportation Consulting comes highly recommended from
other schools which have congested traffic flows. The study involves
observation of traffic flows, review of the site in relationship to traffic around
the campus, and the development of options for improved and safer flows of
traffic. The firm also expedites filings with city agencies, if necessary.

We are commi�ed to expediting the work of the firm we have engaged and
implementing solutions as quickly as possible, even as the holidays approach.
We will also look at temporary measures.

I also want you to know that myself, Father Jerry, Mrs. Pinkofsky, Val, our
security officer, faculty and staff were present to assist and provide comfort.
But, I was most impressed with the students who were present. Older students
took care of younger students and those who were shocked by the suddenness
and violence of cars crashing into one another, a profound testament to the
character and compassion of our student body. 

As we prepare for Christmas, we give thanks to God for accompanying us
through our children, through one another, and those in need.

Advent Peace and Blessings,

Father Gil

Father Gilbert Martinez, CSP
St. Paul the Apostle Catholic Community

10750 Ohio Avenue, Los Angeles, CA 90024
424-832-5160  

gmartinez@sp-apostle.org
  www.sp-apostle.org

Find us on Facebook
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Gilbert Martinez | 10750 Ohio Ave, Los Angeles, CA 90024

Unsubscribe sscarbone@verizon.net

Update Profile | About Constant Contact

Sent by gmartinez@sp-apostle.org in collaboration with

Try email marketing for free today!

hmb freeman <hmbfreeman@gmail.com> Sat, Dec 14, 2019 at 9:18 AM
To: STEVE CARBONE <sscarbone@verizon.net>
Cc: Carl Shusterman <Carl_90024@yahoo.com>, JOHN GAUSTAD <jgaustad1@cox.net>, Julia Duncan
<julia.duncan@lacity.org>, Laura Lake <laura.lake@gmail.com>, Sonya Canton <mabanag@me.com>, ccampisi39@aol.com

Dear Steve,

Thank you so much for sharing Father Martinez's letter. It confirms the statements made by residents of the area at the
public hearings.

I have called Councilman Koretz and emailed him twice. All these weeks later, I am still awaiting a response. I'm not
holding my breath.

I thank you again for your hard work Steve.

Warmest regards,

Helena Freeman 
[Quoted text hidden]
-- 
My

Laura Lake <laura.lake@gmail.com> Sat, Dec 14, 2019 at 10:49 AM
To: Julia Duncan <julia.duncan@lacity.org>

Hi Julia,
Please ad this letter on traffic accidents from Saint Paul the Apostle Church to the 10757 Wilkins file.

Best,
Laura
[Quoted text hidden]
-- 
Laura Lake, Ph.D.
Cell 310-497-5550

Julia Duncan <julia.duncan@lacity.org> Mon, Dec 16, 2019 at 8:49 AM
To: Laura Lake <laura.lake@gmail.com>

It has been included in the file.

Thank you!

Julia Duncan

https://www.google.com/maps/search/10750+Ohio+Ave+,+Los+Angeles,+CA+90024?entry=gmail&source=g
https://www.google.com/maps/search/10750+Ohio+Ave+,+Los+Angeles,+CA+90024?entry=gmail&source=g
https://visitor.constantcontact.com/do?p=un&m=001bA2rnMqVmmr21woxxHDn_Q%3D&ch=d47aa050-ce4d-11e8-9a2b-d4ae529a85ae&ca=a93dc9da-5515-440c-b355-3e1e8458bf0a
https://visitor.constantcontact.com/do?p=oo&m=001bA2rnMqVmmr21woxxHDn_Q%3D&ch=d47aa050-ce4d-11e8-9a2b-d4ae529a85ae&ca=a93dc9da-5515-440c-b355-3e1e8458bf0a
http://www.constantcontact.com/legal/about-constant-contact
mailto:gmartinez@sp-apostle.org
http://www.constantcontact.com/index.jsp?cc=nge&rmc=VF19_3GE
http://www.constantcontact.com/index.jsp?cc=nge&rmc=VF19_3GE
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Planning Assistant
Los Angeles City Planning
200 N. Spring St., Room 721
Los Angeles, CA 90012
Planning4LA.org
T: (213) 978-1172 | 

          

[Quoted text hidden]

Julia Duncan <julia.duncan@lacity.org> Mon, Dec 16, 2019 at 8:49 AM
To: STEVE CARBONE <sscarbone@verizon.net>
Cc: Carl Shusterman <Carl_90024@yahoo.com>, hmb freeman <hmbfreeman@gmail.com>, JOHN GAUSTAD
<jgaustad1@cox.net>, Laura Lake <laura.lake@gmail.com>, Sonya Canton <mabanag@me.com>, ccampisi39@aol.com

Good Morning Steve,

Thank you for sending. The letter has been included in the case file.

Have a wonderful Holiday season.

Julia Duncan
Planning Assistant
Los Angeles City Planning
200 N. Spring St., Room 721
Los Angeles, CA 90012
Planning4LA.org
T: (213) 978-1172 | 

          

On Sat, Dec 14, 2019 at 7:55 AM STEVE CARBONE <sscarbone@verizon.net> wrote:
[Quoted text hidden]
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https://www.youtube.com/channel/UChl2PmRhAzUf158o0vZjnHw/videos
https://www.linkedin.com/company/los-angeles-department-of-city-planning
http://bit.ly/DCPEmail
mailto:sscarbone@verizon.net


DIR-2019-2657-DRB-SPP-TOC-1A  

 

 
 
 
 
 

EXHIBIT G 
 

DCP HOUSING UNIT 
 

TRANSIT ORIENTED COMMUNITIES REFERRAL 
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HCIDLA AB 2556 DETERMINATION 
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