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PROJECT 11835 West Tennessee Place, Los Angeles, CA 90064
LOCATION: (legally described as Lots 7 and VAC ORD 140880, Block None, of Tract 11968)
PROPOSED The proposed project is the construction of four (4) new three-story single-family dwellings with
PROJECT: a height of 45 feet and two (2) parking spaces as part of a previously approved small lot
subdivision. The existing single-family dwelling will be demolished. The Project may involve the
removal of up to nine non-protected trees along the public right-of-way.
REQUESTED 1. Pursuant to California Environmental Quality Act (‘CEQA”) Guidelines, an Exemption
ACTION: from CEQA pursuant to CEQA Guidelines, Article 19, Section 15332 (Class 32), and
that there is no substantial evidence demonstrating that an exception to a categorical
exemption pursuant to CEQA Guidelines, Section 15300.2 applies.
2. Pursuant to LAMC Section 11.5.7.F, a Specific Plan Exception to allow reduced front
yards of 5 feet in lieu of the 15 feet otherwise required by Exposition Corridor Transit
Neighborhood Plan ("Expo TNP") Section 4.3.1.A.2.
RECOMMENDED ACTIONS:

1.

Determine, that based on the whole of the administrative record, the project is exempt from

CEQA pursuant to CEQA Guidelines, Article 19, Section 15332 (Class 32), and that there is

no substantial

evidence demonstrating that an exception to a categorical exemption pursuant

to CEQA Guidelines, Section 15300.2 applies.

front yards of

Approve, pursuant to LAMC Section 11.5.7.F, a Specific Plan Exception to allow reduced

5 feet in lieu of the 15 feet otherwise required by Exposition Corridor Transit

Neighborhood Plan ("Expo TNP") Section 4.3.1.A.2.
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3. Adopt the attached Findings.

VINCENT P. BERTONI, AICP
Director of Planning

(N Mihells i

Theodore L. Irving, AICP, Princip3| City Planner Michelle Singh, Senior City Planner

Connie Chauv, City Planner
Connie.chauv@lacity.org

ADVICE TO PUBLIC: *The exact time this report will be considered during the meeting is uncertain since
there may be several other items on the agenda. Written communications may be mailed to the Commission
Secretariat, Room 273, City Hall, 200 North Spring Street, Los Angeles, CA 90012 (Phone No. 213-978-
1300). While all written communications are given to the Commission for consideration, the initial packets
are sent to the week prior to the Commission’s meeting date. If you challenge these agenda items in court,
you may be limited to raising only those issues you or someone else raised at the public hearing agendized
herein, or in written correspondence on these matters delivered to this agency at or prior to the public
hearing. As a covered entity under Title [I of the Americans with Disabilities Act, the City of Los Angeles
does not discriminate on the basis of disability, and upon request, will provide reasonable accommodation
to ensure equal access to these programs, services and activities. Sign language interpreters, assistive
listening devices, or other auxiliary aids and/or other services may be provided upon request. To ensure
availability of services, please make your request not later than three working days (72 hours) prior to the
meeting by calling the Commission Secretariat at (213) 978-1300.
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PROJECT ANALYSIS

PROJECT SUMMARY

The proposed project is a the construction of four (4) new single-family dwellings with a height of
45 feet and two (2) parking spaces as part of a previously approved small lot subdivision. The
existing single-family dwelling will be demolished.

The project’s environmental analysis assumes a worst-case scenario of removing all nine (9)
street trees, in the event of changes to the right-of-way improvement plans after approval of the
environmental clearance. However, this environmental analysis does not authorize the removal
of any street trees without prior approval of Urban Forestry, in compliance with LAMC Sections
62.169 and 62.170 and their applicable findings.

The applicant is seeking a Specific Plan Exception from Section 4.3.1.A.2 of the Exposition
Corridor Transit Neighborhood Plan ("Expo TNP") to allow reduced front yards of 5 feet in lieu of
the 15 feet otherwise required. Specifically, Expo TNP Section 4.3.1.A.2 requires that properties
within R3(EC) zones comply with the setback requirement of the R3 zone as set forth in LAMC
Section 12.10.C.1LAMC Section 12.10.C.1 requires a front yard of not less than 15 feet for the
R3 zone. However, the applicant proposes to observe 5-foot front yards along Tennessee Avenue
and Tennessee Place through a Specific Plan Exception.

On May 12, 2023, the Advisory Agency approved Related Case No. AA-2022-1157-PMLA-SL-
HCA for a maximum four (4) small lots, pursuant to the LAMC Section 12.22 C,27, as shown on
map stamp-dated October 27, 2022, contingent upon the approval of the Specific Plan Exception.
No appeals were filed.

BACKGROUND

Subject Property

The subject site is a level, triangular-shaped site comprised of two (2) parcels, consisting of 7,461
square feet of lot area. The site is located in the West Los Angeles Community Plan, at the
intersection of Tennessee Place, Granville Avenue, and Tennessee Avenue, with approximately
190 feet of frontage on the north side of Tennessee Place, and approximately 200 feet of frontage
on the south side of Tennessee Avenue. Due to the triangular shape of the site, the lot depth
varies from approximately 10 feet at the easterly curved corner radius to approximately 68 feet
along the westerly lot line. The subject site is currently developed with a one-story single-family
dwelling with existing structures, driveway, fencing, and nine (9) non-protected street trees
encroaching along the public right of way.

Zoning and Land Use Designation

The site is located within the West Los Angeles Community Plan area, with a land use designation
of Medium Residential, which corresponds to the R3 Zone. The site is zoned R3(EC) which is
consistent with the land use designation. The site is located within the Exposition Corridor Transit
Neighborhood Plan Specific Plan (“Expo TNP”) Subarea 12, which contains additional
development standards and environmental standards subject to review through Administrative
Clearance, which is currently pending. The R3(EC) Zone restricts density to a minimum lot area
per dwelling unit of 1,200 square feet. The Expo TNP allows a building height of 45 feet and Floor
Area Ratio (“FAR”) of 3:1 on the subject site. The site is also located within the West Los Angeles
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Transportation Improvement and Mitigation Specific Plan (“WLA TIMP”, Zoning Information File
No. 2192) which is administered by the Department of Transportation, and is within the Transit
Priority Area (ZI File No. 2452).

Surrounding Uses

Surrounding properties are zoned R3(EC) and developed with single-family dwellings. Abutting
properties to the west are improved with one-story single-family dwellings. Properties across
Tennessee Place to the south and Tennessee Avenue to the north are improved with one- and
two-story single-family dwellings. Further south along Pico Boulevard are one-story commercial
uses, a three-story office building, and a five-story apartment building in the C2-1VL zone. The
public right-of-way directly east of the site along Granville Avenue is improved with additional
landscaping and sidewalk improvements.

Streets and Circulation

Tennessee Place, a designated Local Street - Standard, with a designated right-of-way width of
60 feet and roadway width of 36 feet, and is currently over-dedicated to a width of 80 feet and is
improved with a roadway of 50 feet and is improved with a curb, landscaping encroachments
from the subject site, however there is no sidewalk abutting the subject site.

Tennessee Avenue, a designated Local Street - Standard, with a designated right-of-way width
of 60 feet and roadway width of 36 feet, and is currently over-dedicated to a width of 80 feet and
is improved with a roadway of 50 feet and is improved with a curb, landscaping encroachments
from the subject site, however there is no sidewalk abutting the subject site.

Granville Avenue, a designated Local Street - Standard, with a designated right-of-way width of
60 feet and roadway width of 36 feet, and is currently over-dedicated to a width of 80 feet and is
improved with a roadway of 50 feet and is improved with a curb and sidewalk.

Public Transit

The subject site is located within one-half mile (2,640 feet) of the Bundy Station of the Los Angeles
County Metropolitan Transportation Authority (“Metro”) Exposition (“E”) Line, which constitutes a
Major Transit Stop. There are also several bus stops in the area serving the Santa Monica Big
Blue Bus 5, 7, R7, and 15 bus lines.

Relevant Cases and Building Permits

Subject Site:

Case No. AA-2022-1157-PMLA-SL-HCA: On May 12, 2023, the Advisory Agency
approved a Parcel Map for a maximum four (4) small lots, pursuant to the LAMC Section
12.22 C,27, as shown on map stamp-dated October 27, 2022, contingent upon the
approval of the Specific Plan Exception. No appeals were filed.

Case No. ADM-2022-5099-SLD-HCA: On January 13, 2023, the Director of Planning
approved plans, stamp dated December 16, 2022, for the construction of four (4) small lot
homes, incidental to the proposed small lot subdivision, Case No. AA-2022-1157-PMLA-
SL-HCA.

Permit Application No. 22010-30000-03100 through -03103: On June 22, 2022, permit
applications were filed with the Department of Building and Safety for a new 3-story single-
family dwelling with attached two-car garage, for a total of 4 units.




APCW-2022-1156-SPE-HCA A-3

Permit Application No. 21010-10000-04313, -04694, -04695, and -04696: On August 20,
2021 and September 9, 2021, permit applications were filed with the Department of
Building and Safety for four (4) new single family dwellings with attached garage.

Surrounding Sites:

Case No. VTT-71624 and DIR-2011-1211-DB-SPR: On September 7, 2011, the Advisory
Agency approved a Vesting Tentative Tract Map composed of one-lot for a new maximum
95-unit condominium, including 8 units reserved for Very Low Income Households, for a
project located at 12301-12333 Pico Boulevard.

Case No. AA-2006-313-PMLA-CC: On November 22, 2006, the Advisory Agency
approved a Parcel Map composed of one lot for a maximum three-unit condominium
conversion, for a project located at 11631-11635 West Ayres Avenue.

ISSUES

Public Hearing

A joint public hearing was conducted on the matter by a Hearing Officer and Deputy Advisory
Agency on March 23, 2023 at approximately 10:00 a.m. Due to concerns over COVID-19, the
Public Hearing was conducted in a virtual format. The public hearing was attended by the
applicant’s representative (Brian Silveira and Jesi Harris) and approximately ten (10) other
members from the community. There were five (5) speakers who provided comments in
opposition of the project at the hearing.

Authority for Specific Plan Exception

Staff received several comment letters and public comments at the hearing requesting that the
Specific Plan Exception request for reduced front yards be denied as it was a special treatment
or privilege and self-imposed hardship. The commenters suggested there is a lack of authority to
grant the Specific Plan Exception.

In response to the comments, Expo TNP Section 1.3.3.F provides that exceptions from Specific
Plan regulations shall be made according to the procedures under LAMC Section 11.5.7.F as a
Specific Plan Exception. As provided under LAMC Section 11.5.7.F, the “Area Planning
Commission shall have initial decision-making authority for granting exceptions from specific plan
regulations”. Therefore, the Specific Plan Exception is the appropriate entitlement path for the
request, and the Area Planning Commission has the authority as the decision-maker on the
Specific Plan Exception.

Driveways / Circulation / Traffic

Staff received several comment letters and public comments at the hearing expressing concerns
regarding the proposed driveway access and its effects on existing circulation and traffic in the
neighborhood.

The project was previously designed with three (3) driveways, however in response to staff
comments, the project was reconfigured to have only two (2) driveways to reduce opportunities
for pedestrian-vehicular conflict and ensure the project complies with driveway spacing
requirements of Expo TNP Section 4.3.5.A.2. As currently designed, the project provides one (1)
driveway each along Tennessee Avenue and Tennessee Place; each driveway will serve two (2)
small lot homes.
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The Deputy Advisory Agency approved the Parcel Map under Case No. AA-2022-1157-PMLA-
SL-HCA pursuant to the LAMC Section 12.22 C,27, as shown on map stamp-dated October 27,
2022, and subject to the Conditions of Approval provided in the Determination Letter dated May
12, 2023, and contingent upon the approval of the Specific Plan Exception. The parcel map was
distributed to and reviewed by the various city agencies of the Subdivision Committee that have
the authority to make dedication, and/or improvement recommendations. As conditioned, the
design and improvements of the proposed subdivision are consistent with the applicable General
Plan.

Lastly, the Project does not exceed the threshold criteria established by LADOT for preparing a
traffic study. The Department of Transportation (LADOT) Referral Form dated December 29, 2022
and the Vehicle Miles Traveled (VMT) calculator indicated that the number of daily vehicle trips
will be 31 which is under the threshold of 250 or more daily vehicles trips to require VMT analysis.
Therefore, the project does not exceed the threshold criteria established by LADOT for preparing
a traffic study and will not have any significant impacts related to traffic.

CEQA

The Department of City Planning determined, based on the whole of the administrative record,
that the Project is exempt from the California Environmental Quality Act (“CEQA”) pursuant to
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 Notice of Exemption and Justification for Project Exemption for
Environmental Case No. ENV-2022-1158-CE is provided in the case file and attached as Exhibit
E.

Housing Replacement

On October 9, 2019, the Governor signed into law the Housing Crisis Act of 2019 (SB 330). SB
330 creates new state laws regarding the production, preservation and planning for housing, and
establishes a statewide housing emergency until January 1, 2025. During the duration of the
statewide housing emergency, SB 330, among other things, creates new housing replacement
requirements for Housing Development Projects by prohibiting the approval of any proposed
housing development project on a site that will require the demolition of existing residential
dwelling units or occupied or vacant “Protected Units” unless the proposed housing development
project replaces those units. The Los Angeles Housing Department (LAHD) has determined, per
the Housing Crisis Act of 2019 (SB 8) Determination, dated December 8, 2022, that the Property
has been owner occupied, vacant, then rented to households above Low Income levels.
Therefore, the proposed housing development does not require the demolition of any prohibited
types of housing. Further, the provisions of SB 8 do not apply to owner occupied properties,
vacant properties, or properties rented to households above Low Income levels, therefore no SB
8 replacement affordable units are required.

Urban Design Studio

The proposed project was reviewed by the Department of City Planning’s Urban Design Studio
(“UDS”) on March 23, 2022. The resulting comments and suggestions focus primarily on the
pedestrian experience, 360-degree design, and climate adaptive design. The following comments
were made on the project design:
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Pedestrian-First

Consider relocating driveways to provide greater spacing between driveways and reduce
opportunities for pedestrian-vehicular conflict. Refer to Department of Transportation for
driveway spacing requirements.

Provide more information and closer rendered views of fencing to show the interaction of
project with public realm.

360-Degree Design

Provide enhanced elevations that identify all building material types and colors, including
material texture, pattern, and any sustainable features. See the Elevation Instructions
(Form CP-7817) and the Elevation Instructions for Project Vesting Pursuant to Housing
Crisis Act for further guidance.

Ensure that renderings show consistent information with plans.

Climate-Adapted

Consider capture and reuse of storm water for irrigation purposes.

Rethink the parkway design to utilize native plants instead of turf. Consider 80%
coverage by plants at full maturity and mulch as a ground cover. Please utilize a dripping
system instead of sprinklers.

Please indicate any existing on-site trees that will be removed on the plans.

Please indicate any existing street trees that will be removed or replaced on the plans.
Any mature street trees should remain in place and be protected during construction. If
street trees are to be removed/replaced, please contact Urban Forestry as soon as
possible. The replacement rate is 2:1 and proposed trees should provide shade upon
maturity.

Consider native plants that provide year-long habitat and native trees that provide shade
upon maturity.

Include parkways where appropriate to enhance the streetscape. Parkway design should
be determined through discussions with the Bureau of Engineering and Bureau of
Sanitation.

As mentioned, the project was previously designed with three (3) driveways, however in response
to staff comments, the project was reconfigured to have only two (2) driveways to reduce
opportunities for pedestrian-vehicular conflict and ensure the project complies with driveway
spacing requirements of Expo TNP Section 4.3.5.A.2. As currently designed, the project provides
one (1) driveway each along Tennessee Avenue and Tennessee Place; each driveway will serve
two (2) small lot homes.

The project proposes cedar strips, tongue and groove cedar, board formed concrete veneers, and
cedar wood fencing as provided in Exhibit “A”.
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The Deputy Advisory Agency approved the Parcel Map under Case No. AA-2022-1157-PMLA-
SL-HCA pursuant to the LAMC Section 12.22 C,27, as shown on map stamp-dated October 27,
2022, and subject to the Conditions of Approval provided in the Determination Letter dated May
12, 2023, including a condition to provide a 5-foot concrete sidewalk, except the sidewalk can be
3 feet wide and meandering to preserve the street trees.

CONCLUSION

Based on the information submitted to the record, and the surrounding uses and zones, staff
recommends that the Area Planning Commission approve the project, as recommended, subject
to the Conditions of Approval. The project will redevelop an underutilized site with a small lot
subdivision with four (4) small lot homes, resulting in a net increase of three (3) dwelling units to
the West Los Angeles community.
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10.

11.

CONDITIONS OF APPROVAL

Site Development. Except as modified herein, the project shall be in substantial conformance
with the plans and materials submitted by the Applicant, stamped “Exhibit A,” and attached to
the subject case file. No change to the plans will be made without prior review by the
Department of City Planning, West/South/Coastal Project Planning Division, and written
approval by the Director of Planning. Each change shall be identified and justified in writing.
Minor deviations may be allowed in order to comply with the provisions of the Los Angeles
Municipal Code or the project conditions.

Residential Density. The project shall be limited to a maximum density of four (4) residential
units.

Yards/Setbacks. The front yard setbacks are permitted to be a minimum of 5 feet along
Tennessee Place and Tennessee Avenue, as provided in Exhibit “A”.

Floor Area Ratio (FAR). The project shall be limited to a maximum floor area ratio of 2.42:1
per Exhibit “A”.

Automobile Parking. The project shall provide a minimum of two (2) covered off-street
parking spaces per dwelling unit as provided in Exhibit “A”.

Height. The project shall be limited to three (3) stories and 45 feet in building height per Exhibit
IIA”.

Exposition Corridor Transit Neighborhood Plan. Prior to the issuance of a building permit,
the applicant shall demonstrate compliance with the Exposition Corridor Transit Neighborhood
Plan pursuant to Ordinance No. 186,402.

Mechanical Equipment. All exterior mechanical equipment, including heating, ventilation and
air conditioning (HVAC) equipment, satellite dishes, and cellular antennas, shall be screened
from public view through the use of architectural elements such as parapets.

Lighting. All outdoor and parking lighting shall be shielded and down-cast within the site in a
manner that prevents the illumination of adjacent public rights-of-way, adjacent properties,
and the night sky (unless otherwise required by the Federal Aviation Administration (FAA) or
for other public safety purposes).

Lighting Design. Areas where nighttime uses are located shall be maintained to provide
sufficient illumination of the immediate environment so as to render objects or persons clearly
visible for the safety of the public and emergency response personnel. All pedestrian
walkways, storefront entrances, and vehicular access ways shall be illuminated with lighting
fixtures. Lighting fixtures shall be harmonious with the building design. Wall mounted lighting
fixtures to accent and complement architectural details at night shall be installed on the
building to provide illumination to pedestrians and motorists.

Heat Island Effect. To reduce the heat island effect, a minimum of 50% of the area of
pathways, patios, driveways or other paved areas shall use materials with a minimum initial
Solar Reflectance value of 0.35 in accordance with ASTM (American Society of Testing
Materials) standards.
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Administrative Conditions

12.

13.

14.

15.

16.

17.

18.

19.

Final Plans. Prior to the issuance of any building permits for the project by the Department of
Building and Safety, the applicant shall submit all final construction plans that are awaiting
issuance of a building permit by the Department of Building and Safety for final review and
approval by the Department of City Planning. All plans that are awaiting issuance of a building
permit by the Department of Building and Safety shall be stamped by Department of City
Planning staff “Plans Approved”. A copy of the Plans Approved, supplied by the applicant,
shall be retained in the subject case file.

Notations on Plans. Plans submitted to the Department of Building and Safety, for the
purpose of processing a building permit application shall include all of the Conditions of
Approval herein attached as a cover sheet, and shall include any modifications or notations
required herein.

Approval, Verification and Submittals. Copies of any approvals, guarantees or verification
of consultations, review of approval, plans, etc., as may be required by the subject conditions,
shall be provided to the Department of City Planning prior to clearance of any building permits,
for placement in the subject file.

Code Compliance. Use, area, height, and yard regulations of the zone classification of the
subject property shall be complied with, except where granted conditions differ herein.

Department of Building and Safety. The granting of this determination by the Director of
Planning does not in any way indicate full compliance with applicable provisions of the Los
Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or modifications to
plans made subsequent to this determination by a Department of Building and Safety Plan
Check Engineer that affect any part of the exterior design or appearance of the project as
approved by the Director, and which are deemed necessary by the Department of Building
and Safety for Building Code compliance, shall require a referral of the revised plans back to
the Department of City Planning for additional review and sign-off prior to the issuance of any
permit in connection with those plans.

Enforcement. Compliance with these conditions and the intent of these conditions shall be
to the satisfaction of the Department of City Planning.

Covenant. Prior to the issuance of any permits relative to this matter, an agreement
concerning all the information contained in these conditions shall be recorded in the County
Recorder's Office. The agreement shall run with the land and shall be binding on any
subsequent property owners, heirs or assign. The agreement must be submitted to the
Department of City Planning for approval before being recorded. After recordation, a copy
bearing the Recorder’s number and date shall be provided to the Department of City Planning
for attachment to the file.

Indemnification and Reimbursement of Litigation Costs.

Applicant shall do all of the following:

(i) Defend, indemnify and hold harmless the City from any and all actions against the
City relating to or arising out of, in whole or in part, the City’s processing and
approval of this entitlement, including but not limited to, an action to attack,
challenge, set aside, void, or otherwise modify or annul the approval of the
entittement, the environmental review of the entitlement, or the approval of
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subsequent permit decisions, or to claim personal property damage, including from
inverse condemnation or any other constitutional claim.

(ii) Reimburse the City for any and all costs incurred in defense of an action related to
or arising out of, in whole or in part, the City’s processing and approval of the
entitlement, including but not limited to payment of all court costs and attorney’s
fees, costs of any judgments or awards against the City (including an award of
attorney’s fees), damages, and/or settlement costs.

(iii) Submit an initial deposit for the City’s litigation costs to the City within 10 days’
notice of the City tendering defense to the Applicant and requesting a deposit. The
initial deposit shall be in an amount set by the City Attorney’s Office, in its sole
discretion, based on the nature and scope of action, but in no event shall the initial
deposit be less than $50,000. The City’s failure to notice or collect the deposit does
not relieve the Applicant from responsibility to reimburse the City pursuant to the
requirement in paragraph (ii).

(iv) Submit supplemental deposits upon notice by the City. Supplemental deposits may
be required in an increased amount from the initial deposit if found necessary by
the City to protect the City’s interests. The City’s failure to notice or collect the
deposit does not relieve the Applicant from responsibility to reimburse the City
pursuant to the requirement in paragraph (ii).

(v) If the City determines it necessary to protect the City’s interest, execute an
indemnity and reimbursement agreement with the City under terms consistent with
the requirements of this condition.

The City shall notify the applicant within a reasonable period of time of its receipt of any
action and the City shall cooperate in the defense. If the City fails to notify the applicant of
any claim, action, or proceeding in a reasonable time, or if the City fails to reasonably
cooperate in the defense, the applicant shall not thereafter be responsible to defend,
indemnify or hold harmless the City.

The City shall have the sole right to choose its counsel, including the City Attorney’s office
or outside counsel. At its sole discretion, the City may participate at its own expense in
the defense of any action, but such participation shall not relieve the applicant of any
obligation imposed by this condition. In the event the Applicant fails to comply with this
condition, in whole or in part, the City may withdraw its defense of the action, void its
approval of the entittement, or take any other action. The City retains the
right to make all decisions with respect to its representations in any legal proceeding,
including its inherent right to abandon or settle litigation.

For purposes of this condition, the following definitions apply:

“City” shall be defined to include the City, its agents, officers, boards, commissions,
committees, employees, and volunteers.

“Action” shall be defined to include suits, proceedings (including those held under
alternative dispute resolution procedures), claims, or lawsuits. Actions includes
actions, as defined herein, alleging failure to comply with any federal, state or local
law.

Nothing in the definitions included in this paragraph are intended to limit the rights of the
City or the obligations of the Applicant otherwise created by this condition.
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FINDINGS

SPECIFIC PLAN EXCEPTION FINDINGS

1. The strict application of the regulations of the specific plan to the subject property
would result in practical difficulties or unnecessary hardships inconsistent with the
general purpose and intent of the specific plan.

The applicant is seeking a Specific Plan Exception from Section 4.3.1.A.2 of the Exposition
Corridor Transit Neighborhood Plan ("Expo TNP") to allow reduced front yards of 5 feet in lieu
of the 15 feet otherwise required. Specifically, Expo TNP Section 4.3.1.A.2 requires that
properties within R3(EC) zones comply with the setback requirement of the R3 zone as set
forth in LAMC Section 12.10.C.1. LAMC Section 12.10.C.1 requires a front yard of not less
than 15 feet for the R3 zone. However, the applicant proposes to observe 5-foot front yards
along Tennessee Avenue and Tennessee Place through a Specific Plan Exception.

The subject site is a level, triangular-shaped site comprised of two (2) parcels, consisting of
7,461 square feet of lot area. The site is located in the West Los Angeles Community Plan, at
the intersection of Tennessee Place, Granville Avenue, and Tennessee Avenue, with
approximately 190 feet of frontage on the north side of Tennessee Place, and approximately
200 feet of frontage on the south side of Tennessee Avenue. Due to the triangular shape of
the site, the lot depth varies from approximately 10 feet at the easterly curved corner radius
to approximately 68 feet along the westerly lot line.

The strict application of the 15-foot front yard regulations would require the proposed setbacks
be increased by 10 feet along Tennessee Place, and 10 feet along Tennessee Avenue, for a
combined total of 20 feet, which would significantly reduce the buildable area of the site. As
provided in Sheet A0.24 of Exhibit “A”, the buildable area of the site with 15-foot front yards
would be only 2,070 square feet (after combining 858 square feet for Parcel A, 610 square
feet for Parcel B, 472 square feet for Parcel C, and 130 square feet for Parcel D). In
comparison, the buildable area with 5-foot front yards would be approximately 5,070 square
feet (after combining 1,401 square feet for Parcel A, 1,135 square feet for Parcel B, 1,144
square feet for Parcel C, and 1,390 square feet for Parcel D). Therefore, the strict application
of 15-foot front yard regulations would reduce the buildable area by one-half, thereby limiting
the development potential of the site, and would therefore result in practical difficulties.

The general purpose and intent of zoning regulations is to allow for development which is
compatible with neighboring uses, creates openness for natural light and air, and to permit
emergency access. Consistently applying the regulations creates compatibility between
respective properties. In addition, the purposes of the Expo TNP are to direct growth and
accommodate new residential near transit stations, meanwhile conserving stable single-family
neighborhoods, and ensuring new development is pedestrian-oriented and compatible with
surrounding neighborhoods. The project is required to improve sidewalks subject to
Conditions of Approval imposed by the Advisory Agency under Case No. AA-2022-1157-
PMLA-SL-HCA to further meet the intent of the Expo TNP. Therefore, limiting the development
potential of the site in close proximity to transit is inconsistent with the general purpose of the
Specific Plan.

2. There are exceptional circumstances or conditions applicable to the subject property
involved or to the intended use or development of the subject property that do not
apply generally to other property in the specific plan area.
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The subject site is a level, triangular-shaped site comprised of two (2) parcels, consisting of
7,461 square feet of lot area. The site is located in the West Los Angeles Community Plan, at
the intersection of Tennessee Place, Granville Avenue, and Tennessee Avenue, with
approximately 190 feet of frontage on the north side of Tennessee Place, and approximately
200 feet of frontage on the south side of Tennessee Avenue. Due to the triangular shape of
the site, the lot depth varies from approximately 10 feet at the easterly curved corner radius
to approximately 68 feet along the westerly lot line.

The triangular shape of the subject site is formed by the convergence of Tennessee Avenue
and Tennessee Place at the Granville Avenue intersection; Tennessee Avenue then
continues east of Granville Avenue. The surrounding neighborhood is therefore developed
with lots that are more rectangular in shape; there are no other triangular-shaped properties
in the R3(EC) zone in the immediate vicinity. Moreover, the configuration of the site along
Tennessee Avenue and Tennessee Place results in a through-lot with two front yard setbacks;
there are no other through-lots in the immediate vicinity. Therefore, the shape and
configuration of the subject site is an exceptional circumstance and condition that does not
apply generally to other properties in the area.

3. An exception from the specific plan is necessary for the preservation and enjoyment
of a substantial property right or use generally possessed by other property within the
specific plan area in the same zone and vicinity but which, because of special
circumstances and practical difficulties or unnecessary hardships is denied to the
property in question.

The proposed project is the construction of four (4) new three-story single-family dwellings
with a height of 45 feet and two (2) parking spaces as part of a previously approved small lot
subdivision. The existing single-family dwelling will be demolished, and nine (9) non-protected
trees along the public right-of-way will be maintained. The applicant requests a Specific Plan
Exception to allow reduced front yards of 5 feet in lieu of the 15 feet otherwise required by
Exposition Corridor Transit Neighborhood Plan ("Expo TNP") Section 4.3.1.A.2. The purpose
of the setback requirement is to ensure that the project is compatible with neighboring
properties.

As provided under Finding No. 2, the shape and configuration of the subject site is an
exceptional circumstance and condition that does not apply generally to other properties in
the area. The triangular shape of the subject site is formed by the convergence of Tennessee
Avenue and Tennessee Place at the Granville Avenue intersection; there are no other
triangular-shaped properties in the R3(EC) zone in the immediate vicinity. The configuration
of the site along Tennessee Avenue and Tennessee Place results in a through-lot with two
front yard setbacks; there are no other through-lots in the immediate vicinity. As provided
under Finding No. 1, the strict application of two (2) required front yards of 15 feet totaling 30
feet would reduce the buildable area by one-half, thereby limiting the development potential
of the site. Other properties within the Specific Plan area in the same zone and vicinity are
generally rectangular or regular in shape that do not have the same practical difficulty or
unnecessary hardship that apply to the subject site.

The Specific Plan Exception is needed to allow comparable buildable areas as a property right
that is provided for other properties. The reduced front yard setbacks would enable the subject
property to be developed in a manner that is consistent with the allowable development
potential of the surrounding neighborhood by allowing a comparable setback currently
enjoyed by properties in the same area and zone. Therefore, the requested Specific Plan
Exception is necessary for the preservation and enjoyment of a substantial property right
generally possessed by other properties within the Specific Plan.
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4. The granting of an exception will not be detrimental to the public welfare or injurious
to the property or improvements adjacent to or in the vicinity of the subject property.

Surrounding properties are zoned R3(EC) and developed with single-family dwellings.
Abutting properties to the west are improved with one-story single-family dwellings with front
yards along Westgate Avenue to the east; therefore Tennessee Avenue and Tennessee Place
are side yards, which are required to be 5 feet based on LAMC Section 12.10.C.2. Therefore,
allowing reduced front yard setbacks of 5 feet for the subject site along Tennessee Avenue
and Tennessee Place will allow a consistent street frontage, and will not be detrimental to the
adjacent properties.

The small lot subdivision is permitted at this location on the subject site as an allowable use
in the R3 zone in accordance with Expo TNP Section 2.2.1. The R3(EC) Zone restricts density
to a minimum lot area per dwelling unit of 1,200 square feet. The Expo TNP allows a building
height of 45 feet and Floor Area Ratio (“FAR”) of 3:1 on the subject site. The project is
proposing a small lot subdivision resulting in 4 small lot homes with a maximum building height
of 45 feet and FAR of 2.42:1, consistent with the Expo TNP zoning and development
standards.

Furthermore, with the exception of the request for reduced front yard setbacks, the project
has been designed to comply with the Expo TNP design standards. The project is designed
as 4 stand-alone buildings so that no horizontal building dimension exceeds 250 feet per Expo
TNP Section 4.3.1.B.1. The project provides primary entrances facing the street per Expo
TNP Section 4.3.2.A.1, with 2 along Tennessee Avenue and 2 along Tennessee Place, and
entrances are designed to be prominent and distinguished with architectural features such as
side windows, recessed planes, and overhead projections per Expo TNP Section 4.3.2.A.2,
and are no more than 3 feet above grade per Expo TNP Section 4.3.2.A.3. The project
provides 15 percent transparent glazing and unique building materials such as cedar strips
and board formed concrete per Expo TNP Section 4.3.2.C.2 and 4.3.3.B.1, respectively. In
addition, the project reconfigured its driveways to ensure appropriate driveway distancing per
Expo TNP Section 4.3.5.A.3 and consolidated driveways to minimize opportunities for
pedestrian-vehicular conflict, and parking spaces are enclosed per Expo TNP Section
4.3.5.B.2(a) in individual garages.

In addition, the small lot homes are designed with articulated facades and terraces, and are
stand-alone buildings with an air gap in-between structures, to break down the building mass.
Unit D provides an 18-foot easterly setback from Granville Avenue to provide relief in the
building mass at the street intersection. Lastly, the project proposes screening along the
perimeter of the site to provide a buffer from neighboring properties and street.

Granting reduced front yard setbacks for the Proposed Project would not impact the public
welfare given that the Exception will allow for greater consistency with other residential
properties in the area. Therefore, granting the Specific Plan Exception will not be detrimental
to the public welfare or injurious to property or improvements adjacent to or in the vicinity of
the property.

5. The granting of an exception will be consistent with the principles, intent and goals of
the specific plan and any applicable element of the general plan.

The Los Angeles General Plan sets forth goals, objectives and programs that guide both
Citywide and community specific land use policies. The General Plan is comprised of a range
of State-mandated elements, including, Land Use, Transportation, Noise, Safety, Housing and
Conservation. The City’s Land Use Element is divided into 35 community plans that establish
parameters for land use decisions within those sub-areas of the City.
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The General Plan is a long-range document determining how a community will grow, reflecting
community priorities and values while shaping the future. Policies and programs set forth in
the General Plan are subjective in nature, as the General Plan serves as a constitution for
development and foundation for land use decisions. The project substantially conforms with
the following purposes and objectives of the General Plan Elements: Framework Element,
Land Use Element (West Los Angeles Community Plan), Housing Element, and Mobility
Element.

The site is located within the West Los Angeles Community Plan area, with a land use
designation of Medium Residential, which corresponds to the R3 Zone. The site is zoned
R3(EC) which is consistent with the land use designation. The site is located within the
Exposition Corridor Transit Neighborhood Plan Specific Plan (“Expo TNP”) Subarea 12, which
contains additional development standards and environmental standards subject to review
through Administrative Clearance, which is currently pending. The R3(EC) Zone restricts
density to a minimum lot area per dwelling unit of 1,200 square feet. The Expo TNP allows a
building height of 45 feet and Floor Area Ratio (“FAR”) of 3:1 on the subject site. The site is
also located within the West Los Angeles Transportation Improvement and Mitigation Specific
Plan (“WLA TIMP”, Zoning Information File No. 2192) which is administered by the
Department of Transportation, and is within the Transit Priority Area (ZI File No. 2452).

Consistent with the Community Plan, the proposed 4-unit small lot subdivision adds new
housing opportunities to Los Angeles’s housing supply, in a neighborhood that is conveniently
located to a variety of regional destinations, community services and amenities, and multi-
modal transportation options.

Framework Element

The General Plan designates the subject site with Medium Residential land use designation,
which corresponds to the R3 Zone. The site is zoned R3(EC) which is consistent with the land
use designation. The R3(EC) zone estimates 30 to 55 dwelling units per acre.

Land Use Element — West Los Angeles Community Plan

The proposed project aligns with the intent of the West Los Angeles Community Plan including
the following:

Goal 1 — A safe, secure, and high quality residential environment for all economic,
age, and ethnic segments of the community.

Objective 1-1 - To provide for the preservation of existing housing and for the
development of new housing to meet the diverse economic and physical needs of
the existing residents and projected population of the Plan area to the year 2010

Policy 1-1.3 - Provide for adequate multi-family residential development.

Objective 1-2 - To reduce vehicular trips and congestion by developing new
housing in proximity to adequate services and facilities

Policy 1-2.1 - Locate higher residential densities near commercial centers and
major bus routes where public service facilities and infrastructure will
support this development.
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Objective 1-4 - To promote adequate and affordable housing and increase its
accessibility to more segments of the population, especially students and senior
citizens.

Policy 1-4.1 - Promote greater individual choice in type, quality, price and location
of housing.

Policy 1.4-2 - Ensure that new housing opportunities minimize displacement of
residents.

The project is the construction of a small lot subdivision that provides housing opportunities
on an underutilized site that is currently vacant. The project will result in the net increase of
three (3) dwelling units that are in close proximity to public transit along the Expo “E” Line and
local amenities.

Housing Element 2021 - 2029

The proposed project also conforms with the applicable policies of the Housing Element,
including:

Goal 1 - A City where housing production results in an ample supply of housing to
create more equitable and affordable options that meet existing and projected
needs.

Objective 1.2 — Facilitate the production of housing, especially projects that include
Affordable Housing and/or meet Citywide Housing Priorities.

Policy 1.2.1 — Expand rental and for-sale housing for people of all income levels.
Prioritize housing developments that result in a net gain of Affordable Housing and
serve those with the greatest needs.

Goal 3— A City in which housing creates healthy, livable, sustainable, and resilient
communities that improve the lives of all Angelenos.

Objective 3.2 — Promote environmentally sustainable buildings and land use
patterns that support a mix of uses, housing for various income levels and provide
access to jobs, amenities, services and transportation options.

Policy 3.2.2 — Promote new multi-family housing, particularly Affordable and
mixed-income housing, in areas near transit, jobs and Higher Opportunity Areas,
in order to facilitate a better jobs-housing balance, help shorten commutes, and
reduce greenhouse gas emissions.

The project will result in the net increase of three (3) dwelling units to the City’s housing stock
and conforms with the applicable provisions of the Housing Element. The applicant is seeking
a Specific Plan Exception from Section 4.3.1.A.2 of the Exposition Corridor Transit
Neighborhood Plan ("Expo TNP") to allow reduced front yards of 5 feet in lieu of the 15 feet
otherwise required. As provided under Finding No. 1, the strict application of 15-foot front yard
regulations would reduce the buildable area by one-half, thereby limiting the development
potential of the site. The applicant has requested deviations from the front yard regulations in
order to allow the creation of new dwelling units, and will result in the net increase of three (3)
dwelling units that are in close proximity to public transit along the Expo “E” Line and local
amenities.



APCW-2022-1156-SPE-HCA F-6

Mobility Plan 2035

The proposed project also conforms with the following additional policies of the Mobility Plan,
including:

Policy 3.1: Access for All: Recognize all modes of travel, including pedestrian,
bicycle, transit, and vehicular modes - including goods movement — as integral
components of the City’s transportation system.

Policy 3.3: Land Use Access and Mix: Promote equitable land use decisions that
result in fewer vehicle trips by providing greater proximity and access to jobs,
destinations, and other neighborhood services.

The project is the construction of a small lot subdivision that provides housing opportunities
in close proximity to public transit along the Expo “E” Line, thereby encouraging multi-modal
transportation and decreasing vehicle miles traveled in the neighborhood.

Expo TNP

The site is located within the Exposition Corridor Transit Neighborhood Plan Specific Plan
(“Expo TNP”), which was adopted by City Council and became effective on December 26,
2019 under Ordinance No. 186,402. The Proposed Project is consistent with the following
Purposes of the Expo TNP:

A. Direct growth and accommodate new residential, mixed-use, commercial, and
industrial development near transit stations.

G. Create opportunities for the development of new housing that meets the diverse
needs and income levels of City residents

I. Implement the policies of the General Plan Framework, which include conserving
stable single-family neighborhoods and directing growth toward transit corridors.

O. Ensure new development is pedestrian-oriented, acknowledges the transit
stations, and is compatible with surrounding neighborhoods through building
design and site planning.

The Expo TNP encourages residential development near transit stations, specifically those
that are pedestrian-oriented and compatible with surrounding neighborhoods. The project is
the construction of a small lot subdivision that provides housing opportunities on an
underutilized site that is currently vacant. The project will result in the net increase of three (3)
dwelling units that are in close proximity to public transit along the Expo “E” Line and local
amenities. The project is proposing a small lot subdivision resulting in 4 small lot homes with
a maximum building height of 45 feet and FAR of 2.42:1, consistent with the Expo TNP zoning
and development standards. Furthermore, as provided under Finding No. 4, with the
exception of the request for reduced front yard setbacks, the project has been designed to
comply with the Expo TNP design standards. Therefore, the project is consistent with the Expo
TNP in that it provides housing in proximity to transit and is compatible with surrounding
neighborhoods through building design and site planning.

6. The Project substantially complies with the Urban Design Guidelines attached as
Appendix C to the Exposition Corridor Transit Neighborhood Plan or any applicable
citywide design guidelines.
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The Expo TNP contains Urban Design Guidelines which are not mandatory or required, but
should be used by decision makers in the review and approval of discretionary zoning
approvals within the Specific Plan boundaries that require findings related to neighborhood
compatibility, the degradation or benefit of the Project to surrounding properties and the
community, and conformity with the intent and purpose of the Specific Plan. Such zoning
approvals include, but are not limited to, Specific Plan Adjustments, Specific Plan Exceptions,
and conditional use permits under LAMC Section 12.24.

The project substantially complies with the following Urban Design Guidelines in Appendix C:

Use building facade articulation and modulation to create variations in depth that
correspond to interior building programming, such as wall offsets, bays,
projections, recesses, courtyards, stair towers, balconies, or similar architectural
treatments. Building facade articulation should not be achieved through the use of
color or material application alone.

The height and scale of new buildings should be compatible with adjacent
buildings. If new buildings are taller, step down the massing to transition to lower
heights.

Maintain continuity of the Setback with adjacent buildings.

Create well-articulated, inviting building entrances that emphasize pedestrian
orientation.

The primary building entrance(s) should be directly accessible to pedestrians,
visible from the street, and emphasized by the use of compatible architectural
elements. Examples of architectural treatments include a tower element, entrance
canopy, recessed entrance areas, and public art. Primary entrances should be
further emphasized by the use of material patterns or signage integrated with
architectural treatment

Orient windows and doors toward public streets, rather than inward, to contribute
to neighborhood safety and provide design interest.

Use canopies, awnings, or recesses at entrances to provide cover for tenants and
guests.

Incorporate transitions such as landscaping, walkways, porches, stoops, steps,
and/or canopies at the entrance to individual residences, connecting primary
entrances and the public right-of-way

Where there are residential units on the ground floor, provide entries directly from
the street. If residential entries cannot be placed on the ground floor facing the
street, create a prominent ground floor or first floor common entry, such as an
atrium or lobby

Break down large building facades using vertical articulation achieved through
recessed walls, change in materials, windows, balconies, columns, or other
architectural details

Use horizontal architectural treatments such as entry porticos, cornices, friezes,
awnings, canopies, or other
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Vary rooflines through the use of sloping roofs, modulated building heights,
stepbacks, or innovative architectural solutions

Building materials should be varied to add texture, depth, and visual interest to a
facade.

Attractively landscape and maintain all open areas not used for buildings,
driveways, parking areas, recreational facilities or pedestrian walkways in
accordance with a landscape plan and an automatic irrigation plan, prepared by a
licensed Landscape Architect

Maintain continuity of the sidewalk by minimizing the number of curb cuts for
driveways, instead utilizing alleys for access where possible.

The small lot homes are designed with articulated facades and terraces, and are stand-alone
buildings with an air gap in-between structures, to break down the building mass. Unit D provides
an 18-foot easterly setback from Granville Avenue to provide relief in the building mass at the
street intersection. Lastly, the project proposes screening along the perimeter of the site to provide
a buffer from neighboring properties and street. Therefore, the project substantially complies with
the Urban Design Guidelines in Appendix C.

CEQA FINDINGS

The Department of City Planning determined, based on the whole of the administrative record,
that the Project is exempt from the California Environmental Quality Act (“CEQA”) pursuant to
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 Notice of Exemption and Justification for Project Exemption for
Environmental Case No. ENV-2022-1158-CE is provided in the case file and attached as Exhibit
E.

The proposed project is a small lot subdivision of a 7,461 square foot site into four (4) new small
lots, each with a three-story single-family dwelling with a height of 45 feet and two (2) parking
spaces. The existing single-family dwelling will be demolished. The project assumes a worst-case
scenario of removing all street trees, in the event of changes to the right-of-way improvement
plans after approval of the environmental clearance. However, this environmental analysis does
not authorize the removal of any street trees without prior approval of Urban Forestry, in
compliance with LAMC Sections 62.169 and 62.170 and their applicable findings. The project may
involve the removal of up to nine (9) non-protected trees along the public right-of-way.

As a small lot subdivision, and a project which is characterized as in-fill development, the project
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.
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The project site is located in the West Los Angeles Community Plan, and is designated
for Medium Residential land uses, with a corresponding zone of R3. The site is zoned
R3(EC), and is consistent with the land use designation. The site is located within the
Exposition Corridor Transit Neighborhood Plan Specific Plan (“Expo TNP”) Subarea 12,
which contains additional development standards and environmental standards subject
to review through Administrative Clearance, however the applicant requests a Specific
Plan Exception pursuant to LAMC Section 11.5.7.F to allow reduced front yards of 5 feet
in lieu of the 15 feet otherwise required by Expo TNP Section 4.3.1.A.2 (Case No.
APCW-2022-1156-SPE-HCA), which is currently pending. The R3(EC) Zone restricts
density to a minimum lot area per dwelling unit of 1,200 square feet. The Expo TNP
allows a building height of 45 feet and Floor Area Ratio (“FAR”) of 3:1 on the subject
site. The proposed project will have a height of 3 stories and 45 feet with a FAR of
approximately 2.42:1 which is consistent with the zoning. As demonstrated in the case
file, the project is consistent with the General Plan, the applicable West Los Angeles
Community Plan designation and policies, and all applicable zoning designations and
regulations.

The proposed project aligns with the intent of the West Los Angeles Community Plan
including the following:

Goal 1 - A safe, secure, and high quality residential environment for all economic,
age, and ethnic segments of the community.

Objective 1-1 - To provide for the preservation of existing housing and for the
development of new housing to meet the diverse economic and physical needs of
the existing residents and projected population of the Plan area to the year 2010

Policy 1-1.3 - Provide for adequate multi-family residential development.

Objective 1-2 - To reduce vehicular trips and congestion by developing new
housing in proximity to adequate services and facilities

Policy 1-2.1 - Locate higher residential densities near commercial centers and
major bus routes where public service facilities and infrastructure will
support this development.

Objective 1-4 - To promote adequate and affordable housing and increase its
accessibility to more segments of the population, especially students and senior
citizens.

Policy 1-4.1 - Promote greater individual choice in type, quality, price and location
of housing.

Policy 1.4-2 - Ensure that new housing opportunities minimize displacement of
residents.

The proposed project also aligns with the purposes of the Expo TNP including the
following:

A. Direct growth and accommodate new residential, mixed-use, commercial, and
industrial development near transit stations.

G. Create opportunities for the development of new housing that meets the diverse
needs and income levels of City residents
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I. Implement the policies of the General Plan Framework, which include conserving
stable single-family neighborhoods and directing growth toward transit corridors.

O. Ensure new development is pedestrian-oriented, acknowledges the transit
stations, and is compatible with surrounding neighborhoods through building
design and site planning.

Furthermore, the site is subject to the Expo TNP’s zoning and development standards
(Section 2) and urban design standards (Section 4) through Administrative Clearance.
The Project complies with the Expo TNP’s applicable zoning and development
standards related to use, density, FAR, height, as well as the Expo TNP’s applicable
design standards including but not limited to building orientation, architectural treatment,
vehicle access and parking design. The approval of the Specific Plan Exception for
reduced front yards will be consistent with the principles, intent, and goals of the Specific
Plan and any applicable element of the General Plan.

(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
0.17 acres (7,461 square feet) and is surrounded by urban uses. Lots adjacent to the
subject site are developed with the following urban uses: single family dwellings, multi-
family residential buildings, commercial buildings. The subject site is located within one-
half mile (2,640 feet) of the Bundy Station of the Los Angeles County Metropolitan
Transportation Authority (“Metro”) Exposition (“E”) Line, which constitutes a Major
Transit Stop. There are also several bus stops in the area serving the Santa Monica Big
Blue Bus 5, 7, R7, and 15 bus lines.

(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. The site is
currently improved with a single-family dwelling.

Prior to any work on the adjacent public right-of-way, the applicant will be required to
obtain approved plans from the Department of Public Works. As there currently is no
approved right-of-way improvement plan and for purposes of conservative analysis
under CEQA, Planning has analyzed the worst-case potential for removal of all street
trees. Note that street trees and protected trees shall not be removed without prior
approval of the Board of Public Works/Urban Forestry (BPW) under LAMC Sections
62.161 - 62.171. At the time of preparation of this environmental document, no approvals
have been given for any tree removals on-site or in the right-of-way by BPW. The City
has required a Tree Report to identify all protected trees/shrubs on the project site and
all street trees in the adjacent public right-of-way. There are no protected trees on the
subject site or public right-of-way, according to the Tree Inventory Report prepared by
The Urban Lumberjack, LLC dated January 19, 2023. The Tree Inventory Report
identified nine (9) non-protected trees along the public right-of-way (olive, Indian laurel
fig, redwood, primrose, orange, avocado, ornamental pear); there are no (0) protected
or non-protected trees on the subject site. However, the Project assumes a worst-case
scenario of removing all street trees, in the event of changes to the right-of-way
improvement plans after approval of the environmental clearance. However, this
analysis does not authorize the removal of any street trees without prior approval of
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Urban Forestry, in compliance with Los Angeles Municipal Code, Chapter VI, Section
62.169 through 62.170 and their applicable findings. The project may involve the
removal of up to nine (9) non-protected trees along the public right-of-way.

Furthermore, the project site does not adjoin any open space or wetlands that could
support habitat for endangered, rare or threatened species. Therefore, the site does not
contain or have value as habitat for endangered, rare or threatened species and is not
located adjacent to any habitat for endangered, rare or threatened species. As such, the
proposed project meets this criterion.

(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, stormwater mitigations; and Best Management Practices for stormwater
runoff.

The Expo TNP contains Environmental Standards to implement the Mitigation and
Monitoring Program that were reviewed in the Program EIR. The project is required to
comply with these environmental standards. Therefore, the proposed project is required
to comply with the following:

o Mitigation Measure (Air Quality Best Practices): Projects shall ensure all
contractors include the best management practices provided in the bulleted list
below in contract specifications:
o Use properly tuned and maintained equipment.
o Use diesel-fueled construction equipment to be retrofitted with after treatment
products (e.g., engine catalysts) to the extent they are readily available and
feasible.
o Use heavy duty diesel-fueled equipment that uses low NOX diesel fuel to the
extent it is readily available and feasible.
o Use construction equipment that uses low polluting fuels (i.e., compressed
natural gas, liquid petroleum gas, and unleaded gasoline) to the extent
available and feasible.
o Maintain construction equipment in good operating condition to minimize air
pollutants.
o Project applicants shall ensure that all construction equipment meets or
exceeds equivalent emissions performance to that of U.S. Environmental
Protection Agency (USEPA) Tier 4 standards for non-road engines. In the
event that Tier 4 engines are not available for any off-road equipment larger
than 100 horsepower, that equipment shall be equipped with a Tier 3 engine,
or an engine that is equipped with retrofit controls to reduce exhaust emissions
of nitrogen oxides and diesel particulate matter to no more than Tier 3 levels
unless certified by engine manufacturers or the on-site air quality construction
mitigation manager that the use of such devices is not practical for specific
engine types. For purposes of this condition, the use of such devices is “not
practical” for the following, as well as other, reasons:
= There is no available retrofit control device that has been verified by either
the CARB or USEPA to control the engine in question to Tier 3;

= The construction equipment is intended to be on site for five days or less;
or

= Relief may be granted from this requirement if a good faith effort has been
made to comply with this requirement and that compliance is not practical.



APCW-2022-1156-SPE-HCA F-12

o

O

The use of a retrofit control device may be terminated immediately, provided
that a replacement for the equipment item in question meeting the required
controls occurs within ten days of termination of the use, if the equipment would
be needed to continue working at this site for more than 15 days after the use
of the retrofit control device is terminated, if one of the following conditions
exists:

» The use of the retrofit control device is excessively reducing the normal
availability of the construction equipment due to increased down time for
maintenance, and/or reduced power output due to an excessive increase
in back pressure;

= The retrofit control device is causing or is reasonably expected to cause
engine damage;

= The retrofit control device is causing or is reasonably expected to cause a
substantial risk to workers or the public; or

= Any other seriously detrimental cause which has the approval of the project
manager prior to implementation of the termination.

Construction contractors shall use electricity from power poles rather than

temporary gasoline or diesel power generators, as feasible.

Use building materials, paints, sealants, mechanical equipment, and other

materials that yield low air pollutants and are nontoxic.

Construction contractors shall utilize supercompliant architectural coatings as

defined by the South Coast Air Quality Management District (Volatile Organic

Compound standard of less than ten grams per liter).

Construction contractors shall utilize materials that do not require painting, as

feasible.

Construction contractors shall use pre-painted construction materials, as

feasible.

¢ Mitigation Measure (Construction Noise and Vibration):

O

Haul Routes. Construction haul truck and materials delivery traffic shall avoid
residential areas whenever feasible. If no alternatives are available, truck traffic
shall be routed on streets with the fewest residences.

Construction Staging Areas. The construction contractor shall locate
construction staging areas away from Sensitive Land Uses.

Construction Noise Barriers. When construction activities are located within
500 feet of Sensitive Land Uses, noise barriers (e.g., temporary walls or piles
of excavated material) shall be constructed between activities and Sensitive
Land Uses.

Vibrations. The construction contractor shall manage construction phasing
(scheduling demolition, earthmoving, and ground-impacting operations so as
not to occur in the same time period), use low-impact construction
technologies, and shall avoid the use of vibrating equipment where possible to
avoid construction vibration impacts.

Pile Driving Use and Location. Impact pile drivers shall be avoided where
possible near Sensitive Land Uses. Drilled piles or the use of a sonic vibratory
pile driver are quieter alternatives that shall be utilized where geological
conditions permit their use. Noise shrouds shall be used when necessary to
reduce noise of pile drilling/driving.

Pile Driving Control Measures): The construction contractor shall utilize
alternatives to impact pile drivers, such as sonic pile drivers or caisson drills. If
geotechnical limitations require the use of pile driving, control measures shall
be used to reduce vibration levels. These measures may include, but are not
limited to:

=  Predrilled holes;

= Cast-in-place or auger cast piles;
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= Pile cushioning (i.e., a resilient material placed between the driving
hammer and the pile);
= Jetting (i.e., pumping a mixture of air and water through high-pressure
nozzles to erode the soil adjacent to the pile); and
= Non-displacement piles (i.e., piles that achieve capacity from the end
bearing rather than the pile shaft).
= Construction equipment shall be equipped with mufflers that comply with
manufacturers’ requirements.
= The construction contractor shall use on-site electrical sources to power
equipment rather than diesel generators where feasible.
¢ Regulatory Compliance Measure (Idling): In accordance with Sections 2485 in
Title 13 of the California Code of Regulations, the idling of all diesel fueled
commercial vehicles (weighing over 10,000 pounds) during construction shall be
limited to five minutes at any location.

Geotechnical - The applicant has submitted a Geotechnical Investigation Report
prepared by A.G.l. Geotechnical, Inc. dated January 12, 2022. RCMs also include the
submittal of the Geology and Soils Report to the Department of Building and Safety
(“DBS”), and compliance with a Soils Report Approval Letter (Log No. 120346, dated
February 17, 2022) which details conditions of approval that must be followed. In
addition, the RCMs require that design and construction of the building must conform to
the California Building Code, and grading on site shall comply with the City’s Landform
Grading Manual, as approved by the Department of Building and Safety Grading
Division.

Traffic - The Project does not exceed the threshold criteria established by LADOT for
preparing a traffic study. The Department of Transportation (LADOT) Referral Form
dated December 29, 2022 and the Vehicle Miles Traveled (VMT) calculator indicated
that the number of daily vehicle trips will be 31 which is under the threshold of 250 or
more daily vehicles trips to require VMT analysis. Therefore, the project does not exceed
the threshold criteria established by LADOT for preparing a traffic study and will not have
any significant impacts related to traffic.

Noise — The Project must comply with the adopted City of Los Angeles Noise Ordinances
No. 144,331 and 161,574 and LAMC Section 41.40 as indicated above in RC-NO-1,
LAMC Section 112.05, as well as any subsequent Ordinances, which prohibit the
emission or creation of noise beyond certain levels. These Ordinances cover both
operational noise levels (i.e., post-construction), and any construction noise impacts. As
a result of this mandatory compliance, the proposed Project will not result in any
significant noise impacts.

Air Quality — The Project’s potential air quality effects were evaluated by estimating the
potential construction and operations emissions of criteria pollutants, and comparing
those levels to significance thresholds provided by the Southern California Air Quality
Management District (SCAQMD). In addition, there are several Regulatory Compliance
Measures which regulate air quality-related impacts for projects citywide as noted
above.

(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 construction of a small lot subdivision will be on a site which has been previously
developed and is consistent with the General Plan.
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Therefore, the project meets all of the Criteria for the Class 32 Categorical Exemption.

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. 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. Therefore, in conjunction with citywide RCMs and compliance with
other applicable regulations, no foreseeable cumulative impacts are expected, and this
exception does not apply.

(b) Significant Effect Due to Unusual Circumstances. 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 a small lot subdivision in an area zoned and designated for such
development. All adjacent lots are developed single-family, multi-family residential, and
commercial uses, and the subject site is of a similar size and slope to nearby properties.
The project proposes a Floor Area Ratio (FAR) of 2.42:1 on a site that is permitted to
have an FAR of 3:1 by the site’s zoning. The project size and height is not unusual for
the vicinity of the subject site, and is similar in scope to other existing multi-family
dwellings and proposed future projects in the area. Furthermore, there is no substantial
evidence in the administrative record that this project will cause a significant impact.
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. State Route 27 is located approximately 7.3 miles northwest of the subject site.
Therefore, the subject site will not create any impacts within a designated state scenic
highway, and this exception does not apply.

(d) Hazardous Waste Sites. A categorical exemption shall not be used for a project located
on a site which is included on any list compiled 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.

(e) Historical 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.
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The project site is not listed 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. As such, the Project would have no impact on historical resources. 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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PUBLIC HEARING AND COMMUNICATIONS

A joint public hearing was conducted on the matter by a Hearing Officer and Deputy Advisory
Agency on March 23, 2023 at approximately 10:00 a.m. Due to concerns over COVID-19, the
Public Hearing was conducted in a virtual format. The hearing was conducted by the Hearing
Officer, Connie Chauv, on behalf of the Area Planning Commission in taking testimony for Case
No. APCW-2022-1156-SPE-HCA, as well as Deputy Advisory Agency, Sergio Ibarra in taking
testimony for Case No. AA-2022-1157-PMLA-SL-HCA. All interested parties were invited to
attend the public hearing at which they could listen, ask questions, or present testimony regarding
the project. The purpose of the hearing was to obtain testimony from affected and/or interested
parties regarding this application. Interested parties are also invited to submit written comments
regarding the request prior to the hearing. The environmental analysis was among the matters to
be considered at the hearing. The hearing notice was mailed on February 22 and 24, 2023 and
published in the newspaper on February 27, 2023, and was posted on-site on March 8, 2023, in
accordance with LAMC noticing requirements.

The public hearing was attended by the applicant’s representative (Brian Silveira and Jesi Harris)
and approximately ten (10) other members from the community. There were five (5) speakers
who provided comments at the hearing. There were no representatives from the Council Office
or Neighborhood Council at the hearing.

Applicant Presentation. The applicant’s representative described the site location, project
description, and requested entitlements. Specifically, the applicant noted the following:

e The triangular-shaped lot lends itself to a small lot subdivision.

o The project splits up the garages between both street frontages and minimizes curb cuts
along each street, to avoid a pattern of row of garages along the street.

The project is near the Expo/Bundy station.

e The neighborhood was rezoned to R3(EC) a few years ago to accommodate growth and
infill development along the Expo corridor.

e The R3(EC) density allows 6 dwelling units.

e The applicant requests reduced front yards from 15 feet to 5 feet. The site has an
approximately 450-foot perimeter, approximately 88 percent or 400 feet of which is
considered front yard. This is approximately 8 times the amount of frontage than a typical
R3 lot with 50 feet of frontage. This is approximately 15 times the amount of frontage than
some neighboring lots which have 25 feet of frontage.

e Compliance with the 15-foot front yard requirement would result in over 70 percent of the
lot to be front yard, and reduces the buildable area to 2000 square feet.

e The existing single-family dwelling is 1,400 square feet and does not fit within the required
footprint with respect to yards.

e Applicant will accept BOE’s conditions. Applicant is not seeking to narrow the street. They
can resubmit a parcel map which aligns with BOE’s street improvement conditions,
maintaining the existing roadway, with the proposed sidewalk.

Public Comments in Opposition:

e The neighborhood is not against development or changes, but they are against the
Specific Plan Exception as it grants a special treatment or privilege.

o The developer should comply with code and provide the 15-foot setback, instead of asking
for an exception for a 5-foot setback. The city should not approve the exception.

e This is a self-imposed hardship. The owner bought the land with full disclosures of the
property. The lot size and shape did not change overnight.

o The project will add hazards to the neighborhood by allowing 8 cars to back up onto the
street. A 5-foot setback won’t be enough to provide view of oncoming traffic, and would
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create vehicular collisions. Cars will block traffic while waiting for garage doors to open
because there is not enough clearance space to the driveway.

The city should not allow the developer to use 4,000 square feet of city land for free. The
city has a big budget deficit, and should do an appraisal to sell the land, instead of allowing
them to use it for free.

Variance will allow them to build two houses.

The sidewalk should be built.

The street is plenty wide and should not be widened.

They are already allowed increased height and can build more than before, but are
overshooting.

There is a lot of construction going on. There are other projects on Bundy, Olympic, and
between Centinela and Pico that would bring 1,000 more residents to the neighborhood.
The property could be developed in other ways that can increase the value of the
neighborhood.

The staff report does not address the Specific Plan Exception findings or issues of
hardship or strict regulation of the setback.

The staff report does not address the acquiring of 10 feet of right-of-way, revocable permit,
or vacating the property

Applicant’s Response to Comments:

The project will comply with BOE conditions including the 5-foot sidewalks adjacent to the
property line.

Some comments mentioned a vacation, which is not being requested. The applicant had
considered a revocable permit to landscape the area between the property line and the
street, but they are not seeking to claim, vacate, or acquire that area.

The project is not proposing to narrow the roadway. They will maintain the half-roadway
width as recommended by BOE.

Urban Forestry has the plan in front of them, but cannot do a full review until an A Permit
or B Permit which happens later. UFD will need to see how the sidewalk would affect
trees, if they could be saved, but BOE’s sidewalk requirement may pre-empt or supersede
their desire to preserve street trees. UFD asked them for more details about each tree
relative to where the 5-foot sidewalk would be, which they are working on.

The applicant is not aware of any issues with backing out of a driveway from a 5-foot yard
versus 15-foot yard. Many garages have 0-foot setback that are approved by LADOT.
Applicant will look at LADOT standards. The existing single-family dwelling already has a
garage along the property line where cars back onto the street.

The applicant used the VMT calculator which determined no significant transportation
impacts.

The applicant is proposing the landscaping that’s shown in the renderings and plans, but
the project is subject to certain requirements for drought tolerant, LID, etc, but this is what
they are proposing.

The developer agreed to the Neighborhood Council conditions regarding preserving street
trees, but it depends on BOE's sidewalk requirement. The Neighborhood Council voted 7-
2-0 in support of the project.

The unit was owner-occupied then rented for a short time, and is currently vacant. The
property was exempt from SB 330 as the prior tenant income did not qualify as affordable.
Case law establishes that knowing the hardship and buying the property doesn’t constitute
a self-imposed hardship

Strict compliance with the 15-foot setback requirement would result in 5,000 square feet
of the 7,000 square foot lot to be front yards, with only 2,000 square feet of buildable area,
which would not be buildable. The existing single-family dwelling doesn’t fit in the
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setbacks. Normal lots have a single narrow frontage. The applicant understands the
concern, but Specific Plan Exceptions are allowed for lots like this that need relief.

Subdivision Committee Deliberations:

Bureau of Street Lighting conditions include 2 new street lights on Tennessee Avenue,
and 1 new street light on Tennessee Place. These conditions are incorporated in the staff
report.

Bureau of Engineering can revise their condition to allow a meandering sidewalk in order
to preserve the existing street trees. The existing street trees appear to be at least 30 feet
apart. They can have the maijority of the sidewalk adjacent to the property line, but in areas
where a 5-foot sidewalk cannot fit between the property line and existing street tree, then
they can meander the sidewalk to curve around the street trees and be 4 feet in width.
Deputy Advisory Agency will incorporate BOE's revised conditions, and will take the case
under advisement for one month for UFD’s review of the tree report. Deputy Advisory
Agency is inclined to approve the project.

WRITTEN CORRESPONDENCE

The West Los Angeles Sawtelle Neighborhood Council submitted a resolution in support of the
project with conditions that a redwood tree and other mature trees be preserved, landscaping and
xeriscaping be planted in the right-of-way, and street lamps be installed on both street frontages.

Planning Staff received approximately 17 public comments at the time of writing this staff report.
The public comments are included as Exhibit F, and express concerns regarding:

the relationship between the existing right-of-way and site’s property lines

questions on the entitlement and appeal procedures

the removal of street trees

opposition to the exception for reduced front yards due to endangering the public, self
imposed hardship, scale of design, absence of authority

opposition to the narrowing of streets due to unsafe conditions, and fairness to other
homeowners

scaling back the project to fit within the 15 foot setback requirement

design not in keeping with scale, character, or appearance of the neighborhood

no community value or neighborhood benefits

fairness and equal treatment to other properties

proposing for the city to purchase the property for a community park

existing traffic in the surrounding neighborhood

lack of accuracy of the parcel map
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PROJECT INFORMATION
LOT A LOTB ARCHITECTURAL
A0.00 COVER
LOT AREA: 2,043 SF LOT AREA: 1,444 SF PROJECT SUMMARY: - Fosgﬁ/lNlleNSvI\w%—ITE F@“SLL-EDD&%}EI'SGS AS PART OF SMALL LOT A0.01 GENERAL NOTES
GROUND FLOOR 734 SE su SIo co G. A0.02 GENERAL NOTES
: GROUND FLOOR: 565 SF
—_COVERED: 539 SF ~COVERED: 244 SF PROJECT ADDRESS: 11835 TENNESSEE PL, LOS ANGELES, CA 90064 A0.03 SOILS REPORT APPROVAL LETTER h
SECOND FLOOR: 1,136 SF SECOND FLOOR: 960 SF A0.04 GREEN FORMS
—-COVERED: 15 SF —-COVERED: 15 SF LOT AREA: 7,461.8 SF A0.05 SPECS / RESEARCH REPORTS
THIRD FLOOR: 610 SF THIRD FLOOR: 610 SF . : A0.06 SPECS / RESEARCH REPORTS
_.COVERED: 315 SF _.COVERED: 241 SF ASSESSOR'S PARCEL #: 4259037003 2007 SPECS / RESEARCH REPORTS ‘ I
TOTAL: 3,349 SF TOTAL: 2835 SF TRACT: TR 11968 A0.08 SPECS / RESEARCH REPORTS
: i ’ A0.09 DOOR SCHEDULE “ﬁ
BLOCK: NONE A0.10 WINDOW SCHEDULE S
SQUARE FOOTAGE BY CODE: SQUARE FOOTAGE BY CODE: . A0.11 GENERAL DETAILS 8
ZONING: 3,349 SF ZONING: 2,835 SF Lom: 7, VAC ORD 140880 012 SENERALDETALS g
BUILDING: 3,435 SF BUILDING: 2,921 SF . - 5
SCHOOL FEE: 2,979 SF SCHOOL FEE: 2,619 SF ARB # NONE A013 EXTERIOR DETAILS g
(SEE PAGE A0.23) (SEE PAGE A0.23) i A0.14 EXTERIOR DETAILS s
ZONING: R3(EC) A0.15 WINDOW DETAILS g8
ZC HEIGHT ALLOWED: 45'-0" A0.16 WINDOW DETAILS h a3
HEIGHT PROPOSED: 45'-0" A0.17 DOOR DETAILS S
OWNER ARCHITECT ore LorD A0.18 DOOR DETAILS ‘ : (&
NAME: TENNESSEE PLACE LLC NAME: BREAKFORM DESIGN Eﬁﬁﬁmg EFE{SQIDED. g (4 - STANDARD / 4 - COMPACT) A0.21 TITLE 24 =z
ADDRESS: 11835 TENNESSEE PL. ADDRESS: 127 ARENA STREET LOT AREA: 1,521 SF LOT AREA: 2445 SF ’ A0.22 TITLE 24
LOS ANGELES, 90064 EL SEGUNDO, CA 90245 ' ’ A0.23 SF BREAKDOWNS
PHONE #: 310-233-3700 . VERY HIGH FIRE HAZARD NO
: -233- PHONE#  310-233-3700 GROUND FLOOR: 620 SF FIRST FLOOR: 689 SF SEVERITY ZONE: A0.24 FAR
--COVERED: 519 SF --COVERED: 936 SF 7025 BUILDING MATERIALS
STRUCTURAL ENGINEER LAND SURVEYOR SECOND FLOOR: 945 SF SECOND FLOOR: 982 SF FIRE DISTRICT NO. 1: NO 2029 EXISTING SITE SURVEY o cae
--COVERED: 0 SF --COVERED: 0 SF -
NAME: ANDY ALEXANDER & ASSOC NAME: PACIFIC LAND CONSULTANTS, INC.|  THIRD FLOOR: 628 SF THIRD FLOOR: 545 SF FIRE SPRINKLER: NFPA-13D REQ'D  (PERMIT TO BE SECURED PRIOR TO INSTALLTION) A1.00 SITE PLAN 1031123
ADDRESS: 1615 GRAMERCY AVE ADDRESS: 28441 HIGHRIDGE RD. SUITE 230 --COVERED: 276 SF --COVERED: 0 SF A1.10 ROOF DRAINAGE PLAN FENERLEATE
PHONE # 4243501085 PHONE#  Stosaadeas NUMBER OF STORIES: THREE (3) A2 [GROUND FLOOR PLAN
3 -358- : -544- TOTAL: 2,988 SF TOTAL: 3,152 SF A2.20 2ND FLOOR PLAN
A2.30 3RD FLOOR PLAN
SPECIFIC PLAN EXCEPTION SQUARE FOOTAGE BY CODE: SQUARE FOOTAGE BY CODE: Y 3-8 I s tor- 5" A2.40 ROOF PLAN <
ZONING: 2,996 SF ZONING: 3,152 SF 1 A3.10 EAST & WEST ELEVATION w O
A SPECIFIC PLAN EXCEPTION TO ALLOW A 5-FOOT FRONT YARD SETBACK ALONG TWO FRONTAGE gglb-ligg\ll.GFEE ggg‘; 2”; gg:-ligg\ll.GFEE :2;(2351;5 gE [\ A3.11 EAST & WEST ELEVATION COLOR L U)"
STREETS IN LIEU OF THE 15-FOOT FRONT YARD SETBACK REQUIRED PURSUANT TO LAMC 12,10 C.1 AND (SEE PAGE 0 23) g (SEE PAGE 0 23) , o A3.20 SOUTH ELEVATION n Y
THE EXPOSITION CORRIDOR NEIGHBORHOOD TRANSIT PLAN . .
I A3.30 NORTH ELEVATION (2] |
| ! A3.31 NORTH ELEVATION COLOR LUl Ll <
F.A.R./ ALLOWED (SEE PAGE A0.24) F.A.R./PROVIDED (SEE PAGE A0.24) l — A3.50 SOUTH ELEVATION COLOR Z M ©
>~ A4.10 SECTIONS Z = 9
LOTA LOTB LOTA LOTB | T A4.20 SECTIONS L < 8
FAR. 3:1 FAR 3:1 FAR. 3:1 FAR 3:1 Jowe] s A4.30 SECTIONS =
BUILDABLE AREA: 858 SF BUILDABLE AREA: 610 SF BUILDABLE AREA: 1,410 SF BUILDABLE AREA: 1,142 SF A4.50 SECTIONS 9] 0
TOTAL ALLOWED: 2,574 SF TOTAL ALLOWED: 1,830 SF TOTAL ALLOWED: 4,230 SF TOTAL ALLOWED: 3,426 SF ONIT A UNITB ONIT & UNITD A6.10 DETAILS 0 O
LoTC LOTD LoTC LOTD A1 A6.10b DETAILS O _|
F.AR 3:1 F.AR 3:1 FAR 3:1 FAR 3:1 A '2 WALL DETAIL ~ -
BUILDABLE AREA: 472 SF BUILDABLE AREA: 130 SF BUILDABLE AREA: 1,152 SF BUILDABLE AREA: 1,390 SF O 6.20 S ~ _
TOTAL ALLOWED: 1,416 SF TOTAL ALLOWED: 390 SF TOTAL ALLOWED: 3,456 SF TOTAL ALLOWED: 4,170 SF A6.30 WALL DETAILS o
- = N A6.40 FLOOR DETAILS
VICINITY MAP CODE A50 A6.50 GARAGE GATE DETAILS
A7.10 BASEMENT RCP REVISIONS
BUILDING CODE: 2020 LABC, (TITLE 24, PART 2.5) 324 AT7.20 1ST FLOOR RCP
BASED ON THE 2018 IRC (INCLUDES ACCESSIBILITY) A7.30 2ND FLOOR RCP
A7.40 ROOF DECK RCP
PROJECT SITE
STRUCTURAL: é%zs()Elegﬁ‘x—%zzoquléE %lyTZAEgéE\;%IBZ) LOT COVERAGE BREAKDOWN DENSITY CALC A7 50 LIGHTING SCHEDULE
) BUILDING COVERAGE LOT SIZE LOT COVERAGE A8.10 VERTICAL CIRCULATION - UNIT A
MECHANICAL CODE: 2019 CA MECHANICAL CODE, (TITLE 24, PART 4) 7,461.8 SF A8.20 VERTICAL CIRCULATION - UNIT B
BASED ON THE 2018 UNIFORM MECHANICAL CODE LOT A = 1,265 SF 2,043 SF 61.91 % /1200 _ SF (R3) A8.30 VERTICAL CIRCULATION - UNIT C
LOTB = 1,086 SF 1,452 SF 74.79 % A8.40 VERTICAL CIRCULATION - UNIT D
PLUMBING CODE: 2019 CA PLUMBING CODE (TITLE 24, PART 5) LOTC = 1,139 SF 1,521 SF 74.88 % 6.21 UNITS A8.80 STAIR DETAILS
BASED ON THE 2018 UNIFORM PLUMBING CODE LOTD = 1,200 SF 2,445 SF 49.07 % 2910 RENDERS
PER SPECIFIC PLAN -
ELECTRICAL CODE: 2019 CA ELECTRICAL CODE (TITLE 24, PART 3) A9.20 RENDERS
BASED ON THE 2017 NATIONAL ELECTRIC CODE BLDG TOTAL = 4,690 SF 7,461 SF 62.28 % A9.30 RENDERS
L1.10 LANDSCAPE PLAN
ENERGY CODE: 2019 CA ENERGY CODE (TITLE 24, PART 6) 1120 _ANDSCAPE PLAN
2020 L.A. CITY GREEN BUILDING CODE I_“:'Mn
ABREVIATIONS & SYMBOLS D1.00 [DEMO SITE PLAN
COVER
& And BLKG Blocking D Deep, Depth EXP Expansion GALV Galvinized JT Joint N North P.T.D. Paper Towel Dispenser SImM Similar T.P.D. Toilet Paper Dispenser
< Angle BM Beam DBL Double EXPO Exposed GB. Grab Bar N.IL.C. Not in Contract PTN Partition SLDG Siding TS. Top of Steel ‘ % MATCH LINE
@ At BOT Bottom DET Detail EXT Exterior G.l. Galvanized Iron KIT Kitchen NO Number SPEC Specification Television w
CL Centerline BR Bedroom DF. Drinking Fountain GL Glass, Glazing NOM Nominal QT Quarry Tile ) Square T.OW. Top of Wall CENTER LINE
] Diameter or Round BSMT Basement DIA Diameter FA. Fire Alarm GND Ground LAM Laminate N.S. No Scale s.S. Stainless Steel TYP Typical e, GRIDLINE
L Perpendicular B.UR. Built Up Roofing DIM Dimension F.D. Floor Drain GR Grade LAV Lavatory N.T.S. Not to Scale R Riser SSK Service Sink PROJECTION DRAWN NH
¥ Number DISP Dispenser FDN Foundation GYP Gypsum LF. Lineal Foot RAD Radius STD Standard UNF Unfinished ABOVE/BELOW
(E) Existing CAB Cabinet DN Down F.E. Fire Extinguisher LH. Left Hand o/ Over R.D. Roof Drain STL Steel U.ON. Unless Otherwise Noted & % BREAK LINE -
CARP Carpet D.O. Door Opening FEC. Fire Extinguisher H High LKR Locker OA Overall REF Reference STOR Storage UR Urinal B eroveery ume CHECKED PNK
AB Anchor Bolt CB. Catch Basin DR Door Cab H.B. Hose Bib LR. Living Room 0BSC Obscure REFR Refrigerator STRUCT Structrual ) —_—
AIC Air Conditioning CEM Cement Ds Downspout F.G. Finish Grade H.C. Hollow Core LT Light o.C. On Center REINF Reinforced or Reinforcing SUSP Suspended VERT Vertical OORDINATE  DOOR SYMBOL.
AC. Asphaltic Concrete CER Ceramic D.S.P. Dry Standpipe F.H.C. Fire Hose Cabinet HCP Handicapped LVR Louver 0.D. Outside Diameter REQ Required sw Switch VEST Vestibule 000) PROJECT GRID (NUMBE;W)S&V;ESSVTSBSDULE) DATE
ACT ‘Acoustical Tile cl Cast Iron DWG Drawing FIN Finish HDWR Hardware O.F.D Overflow Drain RESIL Resilient SYM Symmetrical V.IF. Verifiy in Field 0 A 10/19/2022
AGOUS ‘Acoustical cLe Ceiling DWR Drawer FLASH Flashing HDWD Hardwood MATL Material OFF Office REV Revised sYs System voL Volume % [ 12:03:50 PM
ADJ Adjustable CLO Closet FLR Floor H.M. Hollow Metal MAX Maximum O.H. Overhang RFG Roofing BUILDING S —
AFF ‘Above Finish Floor CLR Clear E East FLUOR Fluorescent HORIZ Horizontal M.B. Machine Ball OVHD Overhead RH. Right Hand T Tread w West ELEVATION SCALE 3/64
ALT Alter or Alternate CMU Concrete Masonry Unit EA Each F.O.C Face of Concrete HR Hour MECH Mechanical OPNG Opening RM Room T.B. Towel Bar W/ With — SYMBOL
ALUM Aluminum CNTR Counter EJ Expansion Joint F.O.F. Face of Finish HT Height MEMB Membrane OPP Opposite R.O. Rough Opening T&G Tongue and Groove W.H. Water Heater . -
ANOD Anodized coL Column EL Elevation F.OM Face of Masonry HVAC Heating, Ventilation MET Metal RWD Redwood TOC Top of Curb w/o Without ROOM NUMBER 108 # 21-A014
AP. Access Panel CONC Concrete ELEC Electrical F.O.8. Face of Stud and Air Conditioning MFR Manufacture PC Piece T.0D. Top of Drain W.C. Water Closet N BUILDING
APPROX Approximate CONN Connection ELEV Elevation FPRF Fireproof HW. Hot Water MH Manhole P.D. Planter Drain S South TEL Telephone WD Wood SECTION
ARCH ‘Architectural CONST Construction EMER Emergency FR Frame MIN Minimum PL Plate s.C. Solid Core TEMP Tempered, Temperature WP Waterproof RIS secrion
ASPH Asphalt CONT Continuous ENCL Enclosure FS Full Size 1.D. Inside Diameter MIR Mirror PL. Property Line SCHED Schedule TER Terrazzo WPM Waterproof Membrane
CONTR Contractor EOS. Edge of Slab FT Foot, Feet INCL Including MISC Miscellaneous PLMG Plumbing SECT Section THK Thick, Thickness WSCT Wainscot -
BD Board CORR Corridor EQ Equal FTG Footing INSUL Insulation M.O. Masonry Opening PLAM Plastic Laminate SEP Separation, Separate THR Threshold W.S.P. Wet Standpipe ﬁ% DATUM
BITUM Bituminous C.T. Ceramic Tile EQUIP Equipment FURR Furring, Furred INT Interior M.R. Moisture Resistant PLAS Plaster SH Shelf TOIL Toilet WT Weight AO 00
BLDG Building CTR Center E.W. Each Way FUT Future MTD Mounted PLYWD Plywood SHR Shower T.OP. Top of Pavement R WALL 4 we WORK POINT .
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DEMOLITION NOTES:

1. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE COMPLETE
SECURITY OF THE SITE WHILE THE JOB IS IN PROGRESS AND UNTIL
THE JOB IS COMPLETED.

2. OBTAIN DEMOLITION PERMITS AND INCLUDE ALL COSTS OF
SAME IN CONTRACT PRICE.

3. FURNISH ALL LABOR AND MATERIALS/EQUIPMENT TO COMPLETE
DEMOLITION AND REMOVAL OF ALL ITEMS AS INDICATED. GC TO
ESTABLISH PROCEDURES W/ BLDG. OWNER.

4. CONTRACTOR SHALL KEEP CONSTRUCTION AREA FREE OF
DUST AND DEBRIS FOR THE DURATION OF CONSTRUCTION.

5. IF ANY QUESTIONS ARISE AS TO THE REMOVAL OF ANY
MATERIAL, CLARIFY THE POINT IN QUESTION WITH THE ARCHITECT
BEFORE PROCEEDING.

6. AT COMPLETION OF DEMOLITION WORK, THE CONSTRUCTION
AREA(S) SHALL BE LEFT IN "BROOM CLEAN" CONDITION. ALL

CONSTRUCTION NOTES:

1. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE ACCURACY
OF MATCHING BUILDING LINES AND LEVELS BETWEEN NEW AND
EXISTING CONSTRUCTION. THE CONTRACTOR SHALL COMPARE
CAREFULLY THE LINES AND LEVELS SHOWN ON THE DRAWINGS
WITH EXISTING LEVELS FOR THE LOCATION AND CONSTRUCTION
OF THE WORK AND SHALL NOTIFY THE ARCHITECT OF ANY
DISCREPANCIES PRIOR TO PROCEEDING WITH THE WORK.

2. 1T SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO
LOCATE ALL EXISTING UTILITIES WHETHER SHOWN HEREON OR
NOT AND TO PROTECT THEM FROM DAMAGE. THE CONTRACTOR
SHALL BEAR ALL EXPENSE OR REPAIR OR REPLACEMENT OF
UTILITIES OR OTHER PROPERTY DAMAGED BY OPERATIONS IN
CONJUNCTION WITH THE EXECUTION OF THE WORK.

3. CONTRACTOR SHALL RELOCATE OR CAP OFF EXISTING UTILITY
LINES AS REQUIRED. COORDINATE WTH ELECTRICAL AND
PLUMBING DRAWINGS FOR FURTHER INFORMATION.

4. EXISTING CONSTRUCTION WHICH IS TO REMAIN BUT IS

5. REFERENCES OF DRAWINGS IS FOR CONVENIENCE ONLY AND
DOES NOT LIMIT APPLICATION OF ANY DRAWIING OR DETAIL.

6. DETAILS ARE INTENDED TO SHOW DESIGN INTENT. MINOR
MODIFICATIONS MAY BE REQUIRED TO SUIT JOB DIMENSIONS OR
CONDITIONS, AND SUCH MODIFICATIONS SHALL BE INCLUDED AS
PART OF THE WORK.

7. THE CONTRACTOR SHALL NOT BREAK SETS FOR TRADE
BIDDING, ERRORS IN BIDDING AS A RESULT OF THIS PRACTICE ARE
NOT THE RESPONSIBILITY OF THE OWNER OR THE ARCHITECT.

8. THE CONTRACTOR SHALL REFER TO AND CROSS-CHECK
DETAILS, DIMENSIONS, NOTES, AND ALL REQUIREMENTS SHOWN
ON THE ARCHITECTURAL DRAWINGS WITH THE EXISTING SITE
CONDITIONS AND SPECIFICATIONS.

9. PRIOR TO THE ISSUANCE OF A BUILDING PERMIT, THE
FOLLOWING IS REQUIRED FROM THE AGENT OF THE OWNER, a) AN
AUTHORIZATION LETTER FROM THE OWNER TO PULL PERMITS.
THE FOLLOWING IS REQUIRED FROM THE CONTRACTOR AGENT:- b)
CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING AND

9. WHERE RETENTION OF STORM WATER RUNOFF ON-SITE IS NOT
FEASIBLE DUE TO SITE CONSTRAINTS, RUNOFF MAY BE CONVEYED
TO THE STREET AND THE STORM DRAIN SYSTEM PROVIDED THAT
AN APPROVED FILTERING SYSTEM IS INSTALLED AND MAINTAINED
ON-SITE DURING THE CONSTRUCTION DURATION.

GREEN BUILDING CODE PLAN CHECK NOTES:

1. FOR NEW DWELLINGS AND TOWNHOUSES, PROVIDE ONE 208/240
V 40AMP, GROUNDED AC OUTLETS OR PANEL CAPACITY AND
CONDUIT FOR THE FUTURE INSTALLATION OF A 208/240V 40AMP,
GROUNDED AC OUTLET. (4.106.6)

2. FOR ADDITIONS RESULTING IN OVER 2,000 SQUARE FEET OF
NEW ROOF AREA, A CONDUIT TERMINATION SHALL BE PROVIDED
ADJACENT TO AN UNOBSTRUCTED AND CONTIGUOUS AREA OF AT
LEAST 250 SQUARE FEET THAT HAS BEEN DESIGNATED AS
SUITABLE FOR THE FOR THE FUTURE INSTALLATION OF A SOLAR
ENERGY SYSTEM. THE CONDUIT SHALL BE LABELED AS PER THE
LOS ANGELES FIRE DEPARTMENT REQUIREMENTS. (9.211.4)

18. 50% OF THE TOTAL AREA RECEIVING RESILIENT FLOORING
SHALL COMPLY WITH ONE OR MORE OF THE FOLLOWING:
A. VOC EMISSION LIMITS DEFINED IN THE CHPS HIGH
PERFORMANCE PRODUCTS DATABASE
B. PRODUCTS COMPLIANT WITH THE CHPS CRITERIA
CERTIFIED UNDER THE GREENGUARD CHILDREN &
SCHOOLS PROGRAM
C. CERTIFICATION UNDER THE RESILIENT FLOOR
COVERING INSTITUTE (RFCI) FLOORSCORE PROGRAM
D. MEET THE CALIFORNIA DEPARTMENT OF PUBLIC
HEALTH’S SPECIFICATION 01350 (CALGREEN 4.504.4, 9.504.4)

19. NEW HARDWOOD PLYWOOD, PARTICLE BOARD, AND MEDIUM
DENSITY FIBERBOARD COMPOSITE WOOD PRODUCTS USED IN THE
INTERIOR OR EXTERIOR OF THE BUILDING SHALL MEET THE
FORMALDEHYDE LIMITS LISTED IN TABLE 4.504.5/TABLE 9.504.5.
(4.504.5, 9.504.5)

20. THE FORMALDEHYDE EMISSIONS VERIFICATION CHECKLIST,
FORM GRN 3, SHALL BE COMPLETED PRIOR TO FINAL INSPECTION
APPROVAL. THE MANUFACTURER'S SPECIFICATIONS SHOW ING
FORMALDEHYDE CONTENT FOR ALL APPLICABLE WOOD

12. WHERE A PERMIT IS REQUIRED FOR ALTERATIONS,
REPAIRS OR ADDITIONS EXCEEDING ONE THOUSAND DOLLARS
(81,000), EXISTING DWELLINGS OR SLEEPING UNITS THAT HAVE
ATTACHED GARAGES OR FUEL-BURNING APPLIANCES SHALL BE
PROVIDED WITH A CARBON MONOXIDE ALARM IN ACCORDANCE
WITH SECTION R315.1. CARBON MONOXIDE ALARMS SHALL ONLY
BE REQUIRED IN THE SPECIFIC DWELLING UNIT OR SLEEPING UNIT
FOR WHICH THE PERMIT WAS OBTAINED. (R315.2)

13. EVERY SPACE INTENDED FOR HUMAN OCCUPANCY SHALL
BE PROVIDED WITH NATURAL LIGHT BY MEANS OF EXTERIOR
GLAZED OPENINGS IN ACCORDANCE WITH SECTION R303.1 OR
SHALL BE PROVIDED WITH ARTIFICIAL LIGHT THAT IS ADEQUATE TO
PROVIDE AN AVERAGE ILLUMINATION OF 6 FOOT-CANDLES OVER
THE AREA OF THE ROOM AT A HEIGHT OF 30 INCHES ABOVE THE
FLOOR LEVEL. (R303.1)

. A COPY OF THE EVALUATION REPORT AND/OR CONDITIONS
OF LISTING SHALL BE MADE AVAILABLE AT THE JOB SITE.

LADBS ADDITIONAL NOTES:

B. BLAZING IN AN INDIVIDUAL FIXED OR OPERABLE PANEL
ADJACENT TO A DOOR WHERE THE NEAREST VERTICAL
EDGE IS WITHIN A 24-INCH ARC OF EITHER VERTICAL EDGE
OF THE DOOR IN A CLOSED POSITION AND WHOSE BOTTOM
EDGE IS LESS THAN 60 INCHES ABOVE THE FLOOR OR
WALKING SURFACE.

C. GLAZING IN AN INDIVIDUAL FIXED OR OPERABLE PANEL
THAT MEETS ALL OF THE FOLLOWING CONDITIONS:

1) EXPOSED AREA OF AN INDIVIDUAL PANE GREATER
THAN 9 SQUARE FEET.

2) BOTTOM EDGE LESS THAN 18 INCHES ABOVE THE
FLOOR.

3) TOP EDGE GREATER THAN 36 INCHES ABOVE THE
FLOOR.

4) ONE OR MORE WALKING SURFACES WITHIN 36 INCHES
HORIZONTALLY OF THE GLAZING

DEBRIS AND MISCELLANEOUS MATERIAL SHALL BE REMOVED. DAMAGED DURING, CONSTRUCTION SHALL BE REPLACED OR FOLLOWING LANDLORD'S RULES AND REGULATIONS, INCLUDING 3. EACH APPLIANCE PROVIDED AND INSTALLED MEETS ENERGY PRODUCTS SHALL BE READILY AVAILABLE AT THE JOB SITE AND BE ~ GARAGE/CARPORTS D. GLAZING IN RAILINGS.
REPAIRED TO ORIGINAL CONDITION OR BETTER. BUT NOT LIMITED TO PROVIDING INSURANCE CERTIFICATES PER STAR IF AN ENERGY STAR DESIGNATION IS APPLICABLE FOR THAT PROVIDED TO THE FIELD INSPECTOR FOR VERIFICATION.(4.504.5.1,
7. DEBRIS REMOVAL MUST BE PERFORMED USING THE FREIGHT LANDLORD'S CRITERIA. c) CERTIFICATE OF WORKERS APPLIANCE. (4.210.1,9.210.1) 9.504.5.1) 1 DOORS BETWEEN GARAGE AND THE DWELLING UNIT E. GLAZING IN ENCLOSURES FOR OR WALLS FACING HOT

ELEVATOR WHEN APPLICABLE. CONTACT THE BUILDING MGMT.
OFFICE TO OBTAIN SCHEDULE FOR THE USE OF THE FREIGHT
ELEVATOR(S) PRIOR TO SUBMITTING BID. ALL DEBRIS REMOVAL
SHALL BE PERFORMED IN ACCORDANCE. WITH BUILDING
MANAGEMENT REQUIREMENTS AND PROCEDURES.

8. IF DIRECTED BY BUILDING MANAGEMENT, ALL DOORS, FRAMES,
HARDWARE, MECHANICAL ITEMS, PLUMBING FIXTURES, LIGHT
FIXTURES, (INCLUDING DOWNLIGHTS & FLUORESCENTS), &
SPECIAL EQUIPMENT SHOWN TO BE REMOVED, SHALL BE CLEAN
AND FREE OF DEFECTS, PROTECTED, SAVED AND REUSED AS
DIRECTED HEREIN, RETURNED TO BUILDING STOCK OR DISPOSED
OF.

9. IN PARTITIONS TO BE REMOVED, REMOVE AND CAP ALL

5. MATERIALS USED FOR NEW CONSTRUCTION, UNLESS SPECIFIED
OR INDICATED OTHERWISE, SHALL MATCH EXISTING ADJACENT
MATERIALS, CONSTRUCTION AND FINISHES.

6. NO MATERIALS SHALL BE STORED ON PUBLIC PROPERTY
UNLESS ENCROACHMENT PERMIT IS FIRST OBTAINED FROM THE
CITY .

7. THE GENERAL CONTRACTOR SHALL PROVIDE A DUMPSTER IN
AN AREA DESIGNATED BY THE OWNER FOR THE PURPOSE OF
COLLECTING TRASH AND SHALL PROVIDE FOR ITS REMOVAL FROM
THE SITE TO A LEGAL DISPOSAL SITE.

8. ALL HOLES IN CONCRETE SLABS LEFT AFTER REMOVAL OF

COMPENSATION INSURANCE MADE OUT TO THE CONTRACTORS
STATE LICENSE BOARD. d) COPY OF THE CITY BUSINESS TAX
REGISTRATION CERTIFICATE OR NEWLY PAID RECEIPT FOR ONE. e)
NOTARIZED LETTER OF AUTHORIZATION FOR AGENTS OF
CONTRACTOR.

10. THE CONTRACTOR SHALL PROVIDE A LIST OF
SUBCONTRACTORS TO THE OWNER FOR REVIEW PRIOR TO
SIGNING THE OWNER / CONTRACTOR AGREEMENT.

11. ALL TRADES SHALL DO THEIR OWN CUTTING, FITTING,
PATCHING, ETC., TO MAKE THE SEVERAL PIECES COME TOGETHER
PROPERLY AND FIT OR BE RECEIVED BY WORK OF OTHER TRADES.

12. THE CONTRACTOR SHALL BE RESPONSIBLE TO PROVIDE

4. THE FLOW RATES FOR ALL PLUMBING FIXTURES SHALL COMPLY
WITH THE MAXIMUM FLOW RATES IN TABLE 4.303.2/ TABLE 9.403.2.
(4.303.1,9.303.1)

5. WHEN A SHOWER IS SERVED BY MORE THAN ONE
SHOWERHEAD, THE COMBINED FLOW RATE OF ALL THE
SHOWERHEADS CONTROLLED BY A SINGLE VALVE SHALL NOT
EXCEED THE FLOW RATES SPECIFIED IN THE MAXIMUM
ALLOWABLE FLOW RATE COLUMN CONTAINED IN TABLE 4.303.2 OR
THE SHOWER SHALL BE DESIGNED TO ONLY ALLOW ONE
SHOWERHEAD TO BE IN OPERATION AT A TIME. (CALGREEN 4.303.2,
9.303.2)

6. INSTALLED AUTOMATIC IRRIGATION SYSTEM CONTROLLERS

21. A 4-INCH THICK BASE OF % INCH OR LARGER CLEAN
AGGREGATE SHALL BE PROVIDED FOR PROPOSED SLAB ON
GRADE CONSTRUCTION.(4.505.2.1, 9.505.2.1)

22. A VAPOR BARRIER SHALL BE PROVIDED IN DIRECT CONTACT
WITH CONCRETE FOR PROPOSED SLAB ON GRADE
CONSTRUCTION. (4.505.2.1, 9.505.2.1)

23. BUILDING MATERIALS WITH VISIBLE SIGNS OF WATER DAMAGE
SHALL NOT BE INSTALLED. WALL AND FLOOR FRAMING SHALL NOT
BE ENCLOSED UNTIL IT IS INSPECTED AND FOUND TO BE
SATISFACTORY BY THE BUILDING INSPECTOR. (4.505.3, 9.505.3)

24. NEWLY INSTALLED BATHROOM EXHAUST FANS SHALL BE

SHALL HAVE A MINIMUM FIRE PROTECTION RATING OF 20 MINUTES
AND SELF-CLOSING AND SELF-LATCHING DEVICES, OR SOLID
WOOD OR SOLID OR HONEYCOMB CORE STEEL NOT LESS THAN 1
3/8 INCHES THICK. (R302.5.1).

2 DUCT PENETRATING THE WALLS OR CEILINGS SEPARATING
THE DWELLING FROM THE GARAGE SHALL BE CONSTRUCTED OF A
MINIMUM NO. 26 GAGE SHEET STEEL OR OTHER APPROVED
MATERIAL AND SHALL NOT HAVE OPENING INTO THE GARAGE
(R302.5.2)

. OTHER PENETRATIONS OF GARAGE/DWELLING CEILINGS
AND WALL SHALL BE PROTECTED AS REQUIRED BY SECTION
R302.11, ITEM 4 (R302.5.3)

TUBS, WHIRLPOOLS, SAUNAS, STEAM ROOMS, BATHTUBS
AND SHOWERS WHERE THE BOTTOM EDGE OF THE
GLAZING IS LESS THAN 60 INCHES MEASURED VERTICALLY
ABOVE ANY STANDING OR WALING SURFACE

F. GLAZING IN WALLS AND FENCES ADJACENT TO INDOOR
AND OUTDOOR SWIMMING POOLS HOT TUBS AND SPAS
WHERE THE BOTTOM EDGE OF THE GLAZING IS LESS THAN
60 INCHES ABOVE A WALKING SURFACE AND WITHIN 60 |
NCHES, MEASURED HORIZONTALLY AN IN A STRAIGHT LINE,
OF THE WATER'S EDGE.

G. GLAZING WHERE THE BOTTOM EXPOSED EDGE OF THE
GLAZING IS LESS THAN 36 INCHES ABOVE THE PLANE OF
THE ADJACENT WALKING SURFACE OF STAIRWAYS,

OUTLETS, SWITCHES, WIRES, THERMOSTATS, ETC. TO THEIR PIPES, CONDUITS, ETC., ARE TO BE FILLED WITH POR-ROCK OR TEMPORARY BRACING OR SHORING AS REQUIRED OR PORTION SHALL BE WEATHER- OR SOIL-BASED CONTROLLERS. (4.304.1, ENERGY STAR COMPLIANT AND BE DUCTED TO TERMINATE TO THE ~ FIRE PROTECTION LANDINGS BETWEEN FLIGHTS OF STAIRS AN RAMPS.
SOURCE. SOLID CONCRETE. REFER TO ANY DETAILS WITHIN DRAWING SET THEREOF DURING CONSTRUCTION. 9.304.1) OUTSIDE OF THE BUILDING. PROVIDE THE MANUFACTURER'S CUT
FOR FURTHER INFORMATION. SHEET FOR VERIFICATION.(4.506.1, 9.506.1) 1 AND APPROVED SMOKE ALARM SHALL BE INSTALLED IN H. GLAZING ADJACENT TO THE LANDING AT THE BOTTOM

10. CONTRACTOR SHALL BE RESPONSIBLE FOR PATCHING AND/OR
REPAIRING ANY DAMAGE CAUSED BY HIM OR HIS
SUBCONTRACTORS TO EXISTING CONSTRUCTION IN ELEVATOR
LOBBY, PUBLIC CORRIDORS, RESTROOMS OR TENANT SPACES.
REFINISH TO MATCH EXISTING ADJACENT FINISH, OR AS NOTED
HEREIN.

11. NO EXISTING SMOKE DETECTOR, PUBLIC ADDRESS SPEAKER,
FIRE ALARM BOX OR SIMILAR DEVICE, INCLUDING THE ASSOCIATED
WIRING SHALL BE DAMAGED DURING DEMOLITION AND
SUBSEQUENT CONSTRUCTION. RELOCATION OF SMOKE
DETECTORS, PUBLIC ADDRESS SPEAKERS AND FIRE ALARM
EQUIPMENT, NECESSITATED BY NEW CONSTRUCTION, SHALL BE
ACCOMPLISHED AS A FIRST PRIORITY, AND PER THE PLANS. NO
ACTIVE SMOKE DETECTOR SHALL BE COVERED OR OTHERWISE
REMOVED OR USED FOR OTHER THAN IT'S INTENDED PURPOSE.

12. ALL EXISTING FLOOR MOUNTED OUTLETS, WHERE NOTED TO
BE REMOVED OR RELOCATED, SHALL BE CAPPED OFF TO THE

9. THE GENERAL CONTRACTOR SHALL VERIFY SALVAGE
REQUIREMENTS OF ALL FURNITURE, FIXTURES AND EQUIPMENT
WITH THE OWNER TO DEMOLITION.

10. SURFACE CRACKS AND VOIDS SHALL BE TUCK POINTED OR
PATCHED.

11. ALL SURFACES TO BE FINISHED SHALL BE PREPARED IN
ACCORDANCE WITH FINISH MANUFACTURERS
RECOMMENDATIONS

12. PROVIDE ALL NECESSARY BLOCKING, BACKING, SLEEVES, AND
FRAMES FOR LIGHT FIXTURES, ELECTRICAL UNITS, A/C EQUIPMENT
AND OTHER ITEMS REQUIRING SAME.

13. PLEASE RECYCLE DEMOLITION & CONSTRUCTION WASTE. ASK
ABOUT POSSIBLE DUMP SITES.

13. THE CONTRACTOR SHALL PROVIDE TEMPORARY WATER,
POWER, AND TOILET FACILITIES AS REQUIRED AND SHALL INSTALL
THEM IN ACCORDANCE TO LOCAL CODES. CONTRACTOR MAY USE
OWNERS FACILITIES UPON WRITTEN AUTHORIZATION FROM
OWNER'S REPRESENTATIVE.

14. THE GENERAL CONTRACTOR AND HIS ASSOCIATES,
SUBCONTRACTORS, ETC., MUST MAINTAIN THE SPACE, ACCESS
AREAS, ETC., CLEAN AT ALL TIMES AND SWEEP, DUST, CLEAN,
ETC., EVERY DAY AT THE END OF WORKING HOURS.

15. 1T S THE RESPONSIBILITY OF THE GENERAL CONTRACTOR TO
DELIVER THE JOB COMPLETELY CLEAN.

16. THE GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR, ND
SHALL REPLACE OR REMEDY ANY FAULTY, IMPROPER OR
INFERIOR MATERIALS OR WORKMANSHIP OR ANY DAMAGE WHICH
SHALL APPEAR WITHIN ONE (1) YEAR AFTER THE COMPLETION AND
ACCEPTANCE OF THE WORK UNDER THIS CONTRACT.

7. FOR PROJECTS THAT INCLUDE LANDSCAPE WORK, THE
LANDSCAPE CERTIFICATION, FORM GRN 12, SHALL BE COMPLETED
PRIOR TO FINAL INSPECTION APPROVAL. (STATE ASSEMBLY BILL
NO. 1881)

8. A COPY OF THE CONSTRUCTION DOCUMENTS OR A
COMPARABLE DOCUMENT INDICATING THE INFORMATION FROM
ENERGY CODE SECTIONS 110.10(b) THROUGH 110.10(c) SHALL BE
PROVIDED TO THE OCCUPANT

9. LOCKS SHALL BE INSTALLED ON ALL PUBLICLY ACCESIBLE
EXTERIOR FAUCETS

10. FOR ONE- AND TWO-FAMILY DWELLINGS, ANY PERMANENTLY
INSTALLED OUTDOOR IN-GROUND SWIMMING POOL OR SPA SHALL
BE EQUIPPED WITH A COVER HAVING AND MANUAL OR POWER-
OPERATED REEL SYSTEM. FOR IRREGULAR-SHAPED POOLS
WHERE IT IS INFEASIBLE TO COVER 100% OF THE POOL DUE TO ITS
IRREGULAR SHAPE, A MINIMUM OF 80% OF THE POOL SHALL BE

25. NEWLY INSTALLED BATHROOM EXHAUST FANS, NOT
FUNCTIONING AS A COMPONENT OF A WHOLE HOUSE
VENTILATION SYSTEM, MUST BE CONTROLLED BY A HUMIDISTAT
WHICH SHALL BE READILY ACCESSIBLE. (4.506.1, 9.506.1)

26. NEW WHOLE HOUSE EXHAUST FANS SHALL HAVE COVERS OR
LOUVERS WHICH CLOSE WHEN THE FAN IS OFF AND THAT ARE
INSULATED WITH A MINIMUM INSULATION VALUE OF R-4.2. (4.507.1,
9.507.1)

27. THE HEATING AND AIR-CONDITIONING SYSTEMS SHALL BE
SIZED AND DESIGNED USING ANSI/ACCA MANUAL J-2004,
ANSI/ACCA 29-D-2009 OR ASHRAE HANDBOOKS AND HAVE THEIR
EQUIPMENT SELECTED IN ACCORDANCE WITH ANSI/ACCA 36-S
MANUAL S-2004. (CALGREEN 4.507.2, 9.507.2)

LADBS GENERAL REQUIREMENTS:

EACH SLEEPING ROOM AND HALLWAY OR AREA GIVING ACCESS
TO A SLEEPING ROOM, AND ON EACH STOREY AND BASEMENT
FOR DWELLINGS WITH MORE THAN ONE STOREY. SMOKE ALARMS
SHALL BE INTERCONNECTED SO THAT ACTUATION OF ONE ALARM
WILL ACTIVATE ALL THE ALARMS WITHIN THE INDIVIDUAL
DWELLING UNIT. IN NEW CONSTRUCTION SMOKE ALARMS SHALL
RECEIVE THEIR PRIMARY POWER SOURCE FROM THE BUILDING
WIRING AND SHALL BE EQUIPPED WITH BATTERY BACK-UP AND
LOW BATTERY SIGNAL. (R314)

2. AN APPROVED CARBON MONOXIDE ALARM SHALL BE
INSTALLED IN DWELLING UNITS AND IN SLEEPING UNITS WITHIN
WHICH FUEL-BURNING APPLIANCES ARE INSTALLED AND IN
DWELLING UNITS THAT HAVE ATTACHED GARAGES. CARBON
MONOXIDE ALARM SHALL BE PROVIDED OUTSIDE OF EACH
SEPARATE DWELLING UNIT SLEEPING AREA IN THE IMMEDIATE
VICINITY OF THE BEDROOM(S) AND ON EVERY LEVEL OF A
DWELLING UNIT INCLUDING BASEMENTS. (R315).

OF A STAIRWAY WHERE THE GLAZING IS LESS THAN 36 |
NCHES ABOVE THE LANDING AND WITHIN 60 INCHES
HORIZONTALLY OF THE BOTTOM TREAD.

SECURITY REQUIREMENTS

1. SCREENS, BARRICADES, OR FENCES MADE OF A MATERIAL
WHICH WOULD PRECLUDE HUMAN CLIMBING SHALL BE PROVIDED
AT EVERY PORTION OF EVERY ROOF, BALCONY, OR SIMILAR
SURFACE WHICH IS WITHIN 8FT. OF THE UTILITY POLE OR SIMILAR
STRUCTURES. (6707)

2. EVERY DOOR IN A SECURITY OPENING FOR AN APARTMENT
HOUSE SHALL BE PROVIDED WITH A LIGHT BULB (60 WATT MIN.) AT
A MAXIMUM HEIGHT OF 8 FEET ON THE EXTERIOR. (6708)

3. SLIDING GLASS DOORS PANELS SHALL BE CLOSED AND LOCKED
WHEN SUBJECTED TO THE TESTS SPECIFIED IN SEC. 6717.1

NEAREST JUNCTION BOX. FILL AND LEVEL FLOOR TO ACCEPT NEW 14. THE CONTRACTOR SHALL COMPLY W/ ALL 0.S.H.A. COVERED 1. THE CONSTRUCTION SHALL NOT RESTRICT A FIVE-FOOT CLEAR MEANS OF EGRESS 4. METAL OR WOODEN OVERHEAD OR SLIDING DOORS SHALL BE
FLOOR COVERING. REQUIREMENTS. FIRE SAFETY NOTES: AND UNOBSTRUCTED ACCESS TO ANY WATER OR POWER SECURED WITH A CYLINDER LOCK, PADLOCK WITH A MIN. 9/32"
11.FOR SITES WITH OVER 500 SQFT OF LANDSCAPED AREA, W DISTRIBUTION FACILITIES (POWER POLES, PULL-BOXES, 1. THE MEANS OF EGRESS SHALL PROVIDE A CONTINUOUS DIAMETER HARDENED STEEL SHACKLE AND BOLTED, HARDENED

13. ALL EXISTING CEILING TILES TO REMAIN U.O.N. ALL BROKEN,
PARTIAL, STAINED, OR DAMAGED TILES SHALL BE REPLACED.

14. ALL EXISTING LIGHT FIXTURES SHALL BE CLEANED OF DUST,

15. TEMPERED GLASS SHALL BE PERMANENTLY IDENTIFIED &
VISIBLE WHEN THE UNIT IS GLAZED.

16. PENETRATIONS OF FIRE-RATED FLOORS OR FLOOR-CEILING

1. THE GENERAL CONTRACTOR SHALL PROVIDE A PORTABLE FIRE
EXTINGUISHER WITH A RATING OF NOT LESS THAN 2A WITHIN A 75-
FOOT TRAVEL DISTANCE.

GENERAL NOTES CONTD...

8. ANNULAR SPACES AROUND PIPES, ELECTRIC CABLES,

TRANSFORMERS, VAULTS, PUMPS, VALVES, METERS,
APPURTENANCES, ETC.) OR TO THE LOCATION OF THE HOOK-UP.
THE CONSTRUCTION SHALL NOT BE WITHIN TEN FEET OF ANY
POWER LINES-WHETHER OR NOT THE LINES ARE LOCATED ON THE

AND UNOBSTRUCTED PATH OF VERTICAL AND HORIZONTAL
EGRESS TRAVEL FROM ALL PORTIONS OF THE DWELLING TO THE
EXTERIOR OF THE DWELLING AT THE REQUIRED EGRESS DOOR
WITHOUT REQUIRING TRAVEL THROUGH A GARAGE. (R311.1)

STEEL HASPS, METAL SLIDE BOARD, BOLT OR EQUIVALENT DEVICE
UNLESS SECURED ELECTRICALLY OPERATED. (6711)

5. PROVIDE METAL GUIDES AT TOP AND BOTTOM OF METAL

breakformdesign

109 eucalyptus drive, el segundo, ca 90245
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WRAPPED FOR PROTECTION & STORED FOR RE-USE. ASSEMBLIES SHALL BE PROTECTED BY THROUGH-PENETRATION 2. THE GENERAL CONTRACTOR SHALL PROVIDE ANY ADDITIONAL CONDUITS, OR OTHER OPENINGS IN THE BUILDING’S ENVELOPE AT ~ PROPERTY. FAILURE TO COMPLY MAY CAUSE CONSTRUCTION ACCORDION GRATE OR GRILLE-TYPE DOORS AND CYLINDER LIJ -
FIRE STOPS HAVING AN "F" OR "T" RATING. A "T" RATING IS FIRE EXTINGUISHERS AS REQUIRED BY THE LOCAL FIRE EXTERIOR WALLS SHALL BE PROTECTED AGAINST THE PASSAGE DELAYS AND/OR ADDITIONAL EXPENSES. 2 ENCLOSED ACCESSIBLE SPACE UNDER STAIRS SHALL LOCKS OR PADLOCKS. CYLINDER GUARDS SHALL BE INSTALLED (,)
15. REMOVE TO SOURCE ALL PIPES, VENTS, APPLIANCES OR REQUIRED WHERE PENETRATIONS ARE NOT CONTAINED IN THE DEPARTMENT FIELD INSPECTOR. OF RODENTS BY CLOSING SUCH OPENINGS WITH CEMENT HAVE WALLS, UNDER-STAIR SURFACE AND ANY SOFFITS ON ALL CYLINDER LOCKS WHENEVER THE CYLINDER PROJECTS LIJ
DRAINS NOT BEING RE-USED. WALL AT THE POINT THEY PENETRATE THE FLOOR OR WHERE MORTAR, CONCRETE MASONRY, OR METAL PLATES. PIPING PRONE 2. AN APPROVED SEISMIC GAS SHUTOFF VALVE WILL BE PROTECTED ON THE ENCLOSED SIDE WITH 1/2 INCH GYPSUM BEYOND THE FACE OF THE DOOR OR IS OTHERWISE ACCESSIBLE m LIJ
THEY ARE LARGER THAN A 4" (I00mm) PIPE OR 16 SQ IN (10320mm 3. THE GENERAL CONTRACTOR SHALL PROVIDE PLANS FOR TO CORROSION SHALL BE PROTECTED IN ACCORDANCE WITH INSTALLED ON THE FUEL GAS LINE ON THE DOWNSTREAM SIDE OF BOARD. (R302.7) TO GRIPPING TOOLS. (6712) _l
16. RE-USE OR RELOCATE ALL ABOVE CEILING DUCTWORK, Q) INAREA. UBC SEC 710.3 EX 5 REVISION OF THE FIXED FIRE PROTECTION EQUIPMENT AND SHALL ~ SECTION 313.0 OF THE LOS ANGELES PLUMBING CODE. (4.406.1, THE UTILITY METER AND BE RIGIDLY CONNECTED TO THE U) LIJ
DIFFUSERS, GRILLES, SPRINKLER PIPES OR OTHER EQUIPMENT, SUBMIT THEM TO THE LOCAL JURISDICTION AS REQUIRED AND TO 9.406.1) EXTERIOR OF THE BUILDING OR STRUCTURE CONTAINING THE 3. ALL INTERIOR AND EXTERIOR STAIRWAYS SHALL BE 6. IN GROUP B, F, M, AND S OCCUPANCIES, PANES OF GLAZING LIJ ﬂ'
AS REQUIRED FOR PROPER DISTRIBUTION WITH NEW LAYOUT. CODE NOTES: THE ARCHITECT FOR APPROVAL PRIOR TO INSTALLATION. FUEL GAS PIPING." (PER ORDINANCE 170,158) (SEPARATE ILLUMINATED. (R303.7) WITH AT LEAST ONE DIMENSION GREATER THAN 5 IN. BUT LESS (D (o
9. MATERIALS DELIVERED TO THE CONSTRUCTION SITE SHALL BE PLUMBING PERMIT IS REQUIRED). THAN 48 IN, SHALL BE CONSTRUCTED OF TEMPERED OR Z O
17. REMOVAL OF ANY EQUIPMENT, CABLING SWITCHES, AND 1. ALL WORK AND MATERIALS SHALL COMPLY TO THE CURRENT 4. THE SPRINKLER CONTRACTOR SHALL BE RESPONSIBLE FOR ALL PROTECTED FROM RAIN OR OTHER SOURCES OF MOISTURE. 4. PROVIDE 42" HIGH GUARDS WITH MAXIMUM 4" CLEAR APPROVED BURGLARY-RESISTANT MATERIAL OR PROTECTED Z o
CONDUIT PERTAINING TO DATA/ COMMUNICATIONS AND ADOPTED EDITION OF THE CALIFORNIA BUILDING CODE, DRAWNGS AND SPECIFICATIONS FOR REVISION TO FIXED FIRE (4.407.4,9.407.4) 3. PLUMBING FIXTURES ARE REQUIRED TO BE CONNECTED TO A SPACING OPENING BETWEEN RAILS. (R312) WITH METAL BARS OR GRILLES (6714) Z <
TELEPHONE SHALL BE VERIFIED WITH TELEPHONE COMPANIES, CALIFORNIA PLUMBING CODE, NATIONAL ELECTRIC CODE, PROTECTION EQUIPMENT AND SUBMITTAL OF PLANS TO THE FIRE SANITARY SEWER OR TO AN APPROVED SEWAGE DISPOSAL LIJ CD
SERVICE OWNER OR TENANT DATA/COMMUNICATIONS CALIFORNIA MECHANICAL CODE, CALIFORNIA FIRE CODE AND ALL MARSHALL AS REQUIRED FOR APPROVAL PRIOR TO INSTALLATION.  10. ONLY A CITY OF LOS ANGELES CERTIFIED HAULER WILL BE SYSTEM (R306.3). 5. FOR GLASS HANDRAILS AND GUARDS, THE PANELS AND
REPRESENTATIVE AS REQUIRED TO PREVENT NEW LOCAL CODES, REGULATIONS, LAWS & ORDINANCES GOVERNING USED FOR HAULING OF CONSTRUCTION WASTE. (4.408.1, 9.408.1) THEIR SUPPORT SYSTEM SHALL BE DESIGNED TO WITHSTAND THE 7. GLAZED OPENINGS WITHIN 40" OF THE REQUIRED LOCKING |— U) <
CONSTRUCTION DELAYS. CONSTRUCTION . SECURITY IN THIS JURISDICTION. STORM WATER POLLUTION CONTROL: 4. KITCHEN SINKS, LAVATORIES, BATHTUBS, SHOWERS, BIDETS, LOADS SPECIFIED IN CHAPTER 16 OF 2014 LABC. A SAFETY DEVICE OF THE DOOR, WHEN THE DOOR IS IN THE CLOSED AND O O
11. FOR ALL NEW EQUIPMENT, AN OPERATION AND MAINTENANCE LAUNDRY TUBS AND WASHING MACHINE OUTLETS SHALL BE FACTOR OF FOUR SHALL BE USED. THE MINIMUM NOMINAL LOCKED POSITION AND WHEN THE DOOR IS OPENABLE FROM THE Tp]
18. REMOVE ALL EXISTING IRREGULAR MATERIALS WHICH CAUSE 2. METAL FABRICATION SHALL CONFORM TO C.B.C. AND 1. ERODED SEDIMENTS AND POLLUTANTS SHALL BE RETAINED ON MANUAL INCLUDING, AT A MINIMUM, THE ITEMS LISTED IN SECTION PROVIDED WITH HOT AND COLD WATER AND CONNECTED TO AN THICKNESS OF THE GLASS SHALL BE 1/4 INCH. (2407) INSIDE WITHOUT USE OF KEY, SHALL BE FULLY TEMPERED GLASS c() _I
RISES OR DEPRESSIONS IN FLOORING SURFACE, SUCH AS STANDARDS OF AS.T.M.,A.1.S.C., AW.S. AND S.S.P.C. THE SITE AND SHALL NOT BE TRANSPORTED FROM THE SITE VIA SHEET ~ 4.410.1, SHALL BE COMPLETED AND PLACED IN THE BUILDING AT APPROVED WATER SUPPLY (R306.4). PER SECTION 2406, OR APPROVED BURGLARY RESISTANT w -
FASTENERS, OUTLET CORES, COVER PLATES, RESILIENT FLOOR CONTRACTOR SHALL COMPLY WITH ALL LOCAL AND STATE CODE FLOW, SWALES, AREA DRAINS, NATURAL DRAINAGE OR WIND. THE TIME OF FINAL INSPECTION. (4.410.1, 9.410.1) INTERIOR ENVIRONMENT MATERIAL, OR SHALL BE PROTECTED BY METAL BARS, SCREENS |
COVERINGS, CARPET, CARPET PAD, FLASH PATCH, CONCRETE REGULATIONS. 5. BATHTUB AND SHOWER FLOORS, WALLS ABOVE BATHTUBS OR GRILLS HAVING A MAXIMUM OPENING OF 2". THE PROVISIONS ~
FILL, PLYWOOD, ETC. 2. STOCKPILES OF EARTH AND OTHER CONSTRUCTION-RELATED 12. ALL NEW GAS FIREPLACES MUST BE DIRECT-VENT, SEALED WITH A SHOWERHEAD, AND SHOWER COMPARTMENTS SHALL BE 1. HEATER SHALL BE CAPABLE OF MAINTAINING A MINIMUM ROOM  OF THIS SECTION SHALL NOT APPLY TO SLIDE GLASS DOORS — O
3. DEPARTMENT OF INDUSTRIAL RELATIONS DIVISION OF MATERIALS SHALL BE COVERED AND/OR PROTECTED FROM BEING COMBUSTION TYPE. WOOD BURNING FIREPLACES ARE FINISHED WITH A NONABSORBENT SURFACE. SUCH WALL TEMPERATURE OF 68 DEGREE FAHRENHEIT AT A POINT 3 FEET WHICH CONFORM TO THE PROVISIONS OF SECTION 6710 OR TO
19. CAREFULLY REMOVE ALL EXISTING WALL COVERING AT INDUSTRIAL SAFETY (O.S.H.A.) REQUIREMENTS. CONTRACTOR TRANSPORTED FROM THE SITE BY WIND OR WATER. PROHIBITED PER AQMD RULE 445. (4.503.1, 9.503.1, AQVMD RULE 445) SURFACES SHALL EXTEND TO A HEIGHT OF NOT LESS THAN 6 FEET =~ ABOVE THE FLOOR AND 2 FEET FROM EXTERIOR WALLS IN ALL VIEW PORTS OR WINDOWS WHICH DO NOT EXCEED 2" IN THER
EXISTING PARTITIONS AND/OR COLUMNS, AS NOTED. SHALL PROVIDE OCCUPANCY SIGNAGE PER LOCAL BUILDING ABOVE THE FLOOR (R307.2). HABITABLE ROOMS AT THE DESIGN TEMPERATURE. (R303.9) GREATEST DIMENSIONS. (6715.3)
REQUIREMENTS AND/OR FIRE DEPARTMENT REQUIREMENTS. 3. FUELS, OILS, SOLVENTS AND OTHER TOXIC MATERIALS MUST BE 13. ALL DUCT AND OTHER RELATED AIR DISTRIBUTION REVISIONS
20. DEMOLITION IS NOT NECESSARILY LIMITED TO WHAT IS SHOWN STORED IN ACCORDANCE WITH THEIR LISTING AND SHALL NOT COMPONENT OPENINGS SHALL BE COVERED WITH TAPE, PLASTIC, 6. PROVIDE ULTRA LOW FLUSH WATER CLOSETS FOR ALL NEW BUILDING ENVELOPE 8. LOUVERED WINDOWS SHALL BE PROTECTED BY METAL BARS
ON DRAWINGS. THE INTENT IS TO INDICATE THE GENERAL SCOPE 4. OCCUPANCY SIGNAGE SHALL BE PLACED PER LOCAL CODE & CONTAMINATE THE SOIL NOR THE SURFACE WATERS. ALL OR SHEET METAL UNTIL THE FINAL STARTUP OF THE HEATING, CONSTRUCTION. EXISTING SHOWER HEADS AND TOILETS MUST BE OR GRILLS WITH OPENINGS THAT HAVE AT LEAST ONE DIMENSION
OF DEMOLITION REQUIRED TO COMPLETE THE WORK IN FIRE DEPARTMENT REQUIREMENTS AS APPLICABLE. APPROVED TOXIC STORAGE CONTAINERS ARE TO BE PROTECTED COOLING AND VENTILATING EQUIPMENT. (4.504.1, 9.504.1) ADAPTED FOR LOW WATER CONSUMPTION. 1. PROVIDE A CLASS A, B OR C FIRE-RETARDANT ROOF COVERING OF 6" OR LESS, WHICH ARE CONSTRUCTED TO PRECLUDE HUMAN
ACCORDANCE WITH THE CONTRACT DRAWINGS. FROM THE WEATHER. SPILLS MUST BE CLEANED UP IMMEDIATELY PER SECTION R902.1 ENTRY.
5. ALL REQUIRED PERMITS MUST BE OBTAINED AND KEPT ON THE AND DISPOSED OF PROPERLY AND SHALL NOT BE WASHED INTO 14. THE VOC CONTENT VERIFICATION CHECKLIST, FORM GRN 2, 7. UNIT SKYLIGHTS SHALL BE LABELED BY A LA CITY APPROVED
21. STAIRWAYS MUST REMAIN ACCESSIBLE AT ALL TIMES DURING PREMISES AT ALL TIMES IN A LOCATION SPECIFIED BY THE CITY . THE DRAINAGE SYSTEM. SHALL BE COMPLETED AND VERIFIED PRIOR TO FINAL INSPECTION LABELING AGENCY. SUCH LABEL SHALL STATE THE APPROVED 2. SKYLIGHTS AND SLOPED GLAZING SHALL COMPLY WITH 9. OTHER OPENABLE WINBDOWS SHALL BE PROVIDED WITH
DEMOLITION. APPROVAL. THE MANUFACTURER'S SPECIFICATIONS SHOWING LABELING AGENCY NAME, PRODUCT DESIGNATION AND SECTION R308.6 SUBSTANTIAL LOCKING DEVICES. IN GROUP B, F, M AND S
GENERAL NOTES: 4. NON-STORM WATER RUNOFF FROM EQUIPMENT AND VEHICLE VOC CONTENT FOR ALL APPLICABLE PRODUCTS SHALL BE PERFORMANCE GRADE RATING (RESEARCH REPORT NOT OCCUPANCIES, SUCH DEVICES SHALL BE GLIDE BARS, BOLTS,
22. RATED WALLS SHALL NOT BE PENETRATED UNLESS THE WASHING AND ANY OTHER ACTIVITY SHALL BE CONTAINED ON THE ~ READILY AVAILABLE AT THE JOBSITE AND BE PROVIDED TO THE REQUIRED). (R308.6.9) 3.LOTS SHALL BE GRADED TO DRAIN SURFACE WATER AWAY CROSS-BARS, AND/OR PADLOCKS WITH MINIMUM 9/32" HARDENED
RATING IS MAINTAINED. 1. THE CONTRACTOR SHALL REPORT TO THE ARCHITECT ANY PROJECT SITE. FIELD INSPECTOR FOR VERIFICATION. (4.504.2.4, 9.504.2.4) FROM FOUNDATION WALLS WITH A MINIMUM FALL OF 6 INCHES STEEL SHACKLES AND BOLTED, HARDENED STEEL HASPS. (6715.2)
INCONSISTENCY , ERROR OR OMISSION HE MAY DISCOVER. THE 8. WATER HEATER MUST BE STRAPPED TO WALL (SEC. 507.3,LAPC)  WITHIN THE FIRST 10 FEET (R401.3).
SAFETY NOTES: CONTRACTOR SHALL BE RESPONSIBLE FOR CORRECTING ANY 5. EXCESS OR WASTE CONCRETE MAY NOT BE WASHED INTO THE 15. ARCHITECTURAL PAINTS AND COATINGS, ADHESIVES, CAULKS 10. SLIDING WINDOWS SHALL BE PROVIDED WITH LOCKING
ERROR AFTER THE START OF CONSTRUCTION WHICH HAS NOT PUBLIC WAY OR ANY DRAINAGE SYSTEM. PROVISIONS SHALL BE AND SEALANTS SHALL COMPLY WITH THE VOLATILE ORGANIC 9. FOR EXISTING POOL ON SITE, PROVIDE AN ALARM FOR DOORS 4. PROTECTION OF WOOD AND WOOD BASED PRODUCTS FROM DEVICES. A DEVICE SHALL BE INSTALLED IN THE UPPER CHANNEL
1. THE CONTRACTOR SHALL SAFEGUARD THE OWNER'S BEEN BROUGHT TO THE ATTENTION OF THE ARCHITECT. THE MADE TO RETAIN CONCRETE WASTE ON-SITE UNTIL IT CAN BE COMPOUND (VOC) LIMITS. (4.504.2, 9.504.2) TO THE DWELLING THAT FORM A PART OF THE POOL ENCLOSURE. DECAY SHALL BE PROVIDED IN THE LOCATIONS SPECIFIED PER OF THE MOVING PANEL TO PROHIBIT RAISING AND REMOVING OF
PROPERTYDURING CONSTRUCTION AND SHALL REPLACE ANY MEANS OF CORRECTING ANY ERROR, BEFORE OR AFTER THE APPROPRIATELY DISPOSED OF OR RECYCLED, THE ALARM SHALL SOUND CONTINUOUSLY FOR A MIN. OF 30 SECTION R317.1 BY THE USED OF NATURALLY DURABLE WOOD OR  THE MOVING PANEL IN THE CLOCOSED OR PARTIALLY OPEN
DAMAGED PROPERTY OF THE OWNER TO ORIGINAL CONDITION OR  START OF CONSTRUCTION, SHALL FIRST BE APPROVED BY THE 16. ALL NEW CARPET INSTALLED IN THE BUILDING INTERIOR SHALL SECONDS WHEN THE DOOR IS OPENED. IT SHALL AUTOMATICALLY ~ WOQOD THAT IS PRESERVATIVE-TREATED IN ACCORDANCE WITH POSITION. 6715.1
BETTER. ARCHITECT. 6. TRASH AND CONSTRUCTION —RELATED SOLID WASTES MUST BE MEET THE TESTING AND PRODUCT REQUIREMENTS OF ONE OF RESET AND BE EQUIPPED WITH A MANUAL MEANS TO DEACTIVATE AWPA U1 FOR THE SPECIES PRODUCT, PRESERVATIVE AND END
DEPOSITED INTO A COVERED RECEPTACLE TO PREVENT THE FOLLOWING: (FOR 15 SECS. MAX.) FOR A SINGLE OPENING. THE DEACTIVATION USE. PRESERVATIVES SHALL BE LISTED IN SECTION 4 OF AWPA 11. SLIDING GLASS WINDOWS SASH SHALL BE CLOSED AND
2. THE CONTRACTOR SHALL PROVIDE GUEST PROTECTION FROM 2. STAMPED SETS OF APPROVED PLANS SHALL BE PROVIDED FOR CONTAMINATION OF STORM WATER AND DISPERSAL BY WIND. A. CARPET AND RUG INSTITUTE’S GREEN LABEL PLUS SWITCH SHALL BE AT LEAST 54" ABOVE THE FLOOR. (6109 OF u1. LOCKED WHEN SUBJECTED TO THE TESTS SPECIFIED IN SEC.
ALL AREAS OF WORK. ALL WORK. THE CONTRACTOR SHALL MAINTAIN IN, GOOD PROGRAM LABC) 6717.2
CONDITION, COMPLETE SETS OF STAMPED AND APPROVED PLANS 7. SEDIMENTS AND OTHER MATERIALS SHALL NOT BE TRACKED B. CALIFORNIA DEPARTMENT OF PUBLIC HEALTH'S 5. PROVIDE ANTI GRAFFITI FINISH WITHIN THE FIRST 9 FEET,
3. THE CONTRACTOR SHALL PROTECT ADJOINING AREAS FROM WITH ALL REVISIONS, ADDENDA, AND CHANGE ORDERS ON THE FROM THE SITE BY VEHICLE TRAFFIC. THE CONSTRUCTION SPECIFICATION 01350 10. AUTOMATIC GARAGE DOOR OPENERS, IF PROVIDED, SHALL BE MEASURED FROM GRADE, AT EXTERIOR WALLS AND DOORS. 12. ANY RELEASE FOR METAL BARS, GRILLS, GRATES OR SIMILAR
NOISE, DUST, DIRT FIRE HAZARDS, ETC. PREMISES AT ALL TIMES. THEY ARE TO BE UNDER THE CARE OF ENTRANCE ROADWAYS MUST BE STABILIZED SO AS TO INHIBIT C. NSF/ANSI 140 AT THE GOLD LEVEL LISTED IN ACCORDANCE WITH UL 325. EXCEPTION: MAINTENANCE OF BUILDING AFFIDAVIT IS RECORDED DEVICES CONSTRUCTED TO PRCLUDE HUMAN ENTRY THAT ARE
THE GENERAL CONTRACTOR OR HIS SUPERINTENDENT IN A SEDIMENTS FROM BEING DEPOSITED INTO THE STREET/PUBLIC D. SCIENTIFIC CERTIFICATIONS SYSTEMS INDOOR BY THE OWNER TO COVENANT AND AGREE WITH THE CITY OF LOS ~ INSTALLED SHALL BE LOCATED ON THE INSIDE OF THE ADJACENT
CONSTRUCTION NOTES: LOCATION SPECIFIED BY THE CITY. 'WAYS. ACCIDENTAL DEPOSITIONS MUST BE SWEPT UP ADVANTAGE™ GOLD (4.504.3, 9.504.3) 11. SMOKE DETECTORS SHALL BE PROVIDED FOR ALL DWELLING ANGELES TO REMOVE ANY GRAFFITI WITHIN 7-DAYS OF THE ROOM AND AT LEAST 24 INCHES FROM THE CLOSEST OPENING
IMMEDIATELY AND MAY NOT BE WASHED DOWN BY RAIN OR BY UNITS INTENDED FOR HUMAN OCCUPANCY, UPON THE OWNER 'S GRAFFITI BEING APPLIED. (6306) THROUGH SUCH METAL BARS, GRILLS, GRATES OR SIMILAR
1. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE ACCURACY 3. THE ARCHITECT WILL REVIEW ALL SHOP DRAWINGS AND ANY OTHER MEANS. 17. ALL NEW CARPET CUSHION INSTALLED IN THE BUILDING APPLICATION FOR A PERMIT FOR ALTERATIONS, REPAIRS, OR DEVICES THAT EXCEEDS TWO INCHES IN ANY DIMENSION.
OF MATCHING BUILDING LINES AND LEVELS BETWEEN NEW AND SAMPLES FOR CONFORMANCE WITH DESIGN CONCEPT OF THE INTERIOR SHALL MEET THE REQUIREMENTS OF THE CARPET AND ADDITIONS, EXCEEDING ONE THOUSAND DOLLARS ($1,000). 6. GLAZING IN THE FOLLOWING SECTIONS SHALL BE SAFETY
EXISTING CONSTRUCTION. THE CONTRACTOR SHALL COMPARE PROJECT. THE ARCHITECT'S REVIEW OF A SEPARATE ITEM SHALL 8. RETENTION BASINS OF SUFFICIENT SIZE SHALL BE PROVIDED TO ~ RUG INSTITUTE GREEN LABEL PROGRAM. (4.504.3.1, 9.504.3.1) (R314.6.2) GLAZING CONFORMING TO THE HUMAN IMPACT LOADS OF 13. ALL OTHER OPENINGSMUST BE PROTECTED BY METAL BARS
CAREFULLY THE LINES AND LEVELS SHOWN ON THE DRAWINGS NOT INDICATE APPROVAL OF AN ASSEMBLY IN WHICH THE ITEM RETAIN STORM WATER RUNOFF ON-SITE AND SHALL BE PROPERLY SECTION R308.3 (SEE EXCEPTIONS) (R308.4): OR GRILLES WITH OPENINGS OF NOT LESS THAN 6 INCHES IN ONE
WITH EXISTING LEVELS FOR THE LOCATION AND CONSTRUCTION FUNCTIONS. LOCATED TO COLLECT ALL TRIBUTARY SITE RUNOFF. DIMENSION.
OF THE WORK AND SHALL NOTIFY THE ARCHITECT OF ANY A. FIXED AND OPERABLE PANELS OF SWINGING, SLIDING GENERAL
DISCREPANCIES PRIOR TO PROCEEDING WITH THE WORK. 4. THE ARCHITECT MAKES NO GUARANTEE FOR PRODUCTS NAMED AND BI-FOLD DOOR ASSEMBLIES. NOTES
BY TRADE NAME OR MANUFACTURER.
ABREVIATIONS SYMBOLS
& And ASPH Asphalt CMU Concrete Masonry Unit  D.O. Door Opening EXP Expansion FT Foot, Feet HR Hour LT Light NOM Nominal PLAM Plastic Laminate R.O. Rough Opening SYM Symmetrical UNF Unfinished ‘ REVISION SYMBOL DRAWN _ CR
< Angle CNTR  Counter DR Door EXPO  Exposed FTG Footing HT Height LVR Louver N.S. No Scale PLAS  Plaster RWD Redwood sYs System U.O.N.  Unless Otherwise Noted NG A (NUMBER INDICATES ISSUE) INDICATES 430G
@ At BD Board coL  Column DS Downspout EXT Exterior FURR  Furring, Fured HVAC  Heating, Ventilation N.T.S.  Notto Scale PLYWD  Plywood s South UR Urinal BULLOING MATOHUNE @ ey e |W|
cL Centerline BITUM  Bituminous CONC  Concrete D.S.P.  Dry Standpipe FUT Future and Air Conditioning MATL ~ Material PR Pair s.C. Solid Core T Tread ELEVATION A3 CHECKED PNK
%) Diameter / Round BLDG Building CONN  Connection DWG Drawing F.A. Fire Alarm HW. Hot Water MAX Maximum o/ Over PT Paint SCHED  Schedule T.B. Towel Bar VERT  Vertical DETAIL
n Perpendicular BLK Block CONST  Construction DWR Drawer F.D. Floor Drain GA Gauge 1.D. Inside Diameter M.B. Machine Ball OA Overall P.T.D. Paper Towel Dispenser SECT  Section T&G Tongue and Groove VEST Vestibule REFERENCE
# Number BLKG  Blocking CONT  Continuous FDN Foundation GALV  Galvinized INCL Including MECH  Mechanical OBSC  Obscure PTN Partition SEP Separation, Separate T.0.C.  Top of Curt V.LF. Verifiy in Field CENTER LINE DATE 10/19/2022
(E) Existing BM eam CONTR  Contractor E East F.E. Fire Extinguisher G.B. Grab Bar INSUL  Insulation MEMB  Membrane o.C. On Center SH Shelf T.0.D.  Top of Drain VoL Volume ) 2 GRIDLINE 1 1 PM
BOT Bottom CORR  Corridor F.E.C. Fire Extinguisher Cab G.I. Galvanized Iron  INT Interior MET Metal QrT. Quarry Tile SHR Shower TEL Telephone —_—  fRomcToN BULLDING
Anchor Bolt BR Bedroom CT. Ceramic Tile EA Each F.G. Finish Grade GL Glass, Glazing MFR  Manufacture 0.D. Outside Diameter SHT Sheet TEMP  Tempered, Temperature W West ) Ao SCALE
Air Conditioning BSMT  Basement CTR Center EJ Expansion Joint F.H.C Fire Hose Cabinet GND Ground JAN Janitor MH Manhole O.F.D.  Overflow Drain R Riser SIM Similar TER Terrazzo w/ With SYMBOLS BREAK LINE
Asphaltic Concrete  B.U.R.  Built Up Roofing  CTSK Countersunk EL Elevation FIN Finish GR Grade JST Joist MIN Minimum OFF Office RAD Radius SLDG Siding THK Thick, Thickness W.H. Water Heater (0.00) E PROPERTY LINE
Acoustical Tile cw. Cold Water ELEC Electrical FLASH  Flashing GYP Gypsum JT Joint MIR Mirror O.H. Overhang RD. Roof Drain SPEC Specification THR Threshold WIo Without A JOB # 21-A014
Acoustical CAB Cabinet ELEV Elevation FLR Floor MISC Miscellaneous OVHD  Overhead REF Reference sQ Square TOIL Toilet W.C. Water Closet y WAL
Adjustable CARP Carpet D Deep, Depth EMER Emergency FLUOR  Fluorescent H High KIT Kitchen M.O. Masonry Opening OPNG  Opening REFR Refrigerator S.S. Stainless Steel T.O.P. Top of Pavement WD Wood SECTION
Above Finish Floor ~ C.B. Catch Basin DBL Double ENCL  Enclosure F.O.C.  Face of Concrete HB. Hose Bib M.R. Moisture Resistant OPP Opposite REINF  Reinforced / Reinforcing  SSK Service Sink T.0.8.  Topof Slab wpP Waterproof e
Alter or Alternate CEM Cement DET Detail E.OS. Edge of Slab F.O.F. Face of Finish H.C. Hollow Core LAM Laminate MTD Mounted REQ Required STD Standard T.P.D. Toilet Paper Dispenser ~ WPM Waterproof Membrane RooM
Aluminum CER Ceramic D.F. Drinking Fountain EQ Equal F.OM.  Face of Masonry HCP Handicapped LAV Lavatory MUL Mullion PC Piece RESIL  Resilient STL Steel TS. Top of Steel SCT  Wainscot h DOOR SYMBOL E SYMBOL % DATUM
Anodized C.l. Cast Iron DIA Diameter EQUIP  Equipment F.O.S. Face of Stud HDWR  Hardware LF. Lineal Foot P.D. Planter Drain REV Revised STOR Storage vV Television W.S.P. Wet Standpipe ROOM NUMBER DETAIL
AP. Access Panel CLG Ceiling DIM Dimension EW. Each FPRF  Fireproof HDWD  Hardwood LH. Left Hand North PL Plate RFG Roofing STRUCT Structrual T.O.W. Top of Wall WT Weight WINDOW SYMBOL FLOOR LEVEL & e WORK POINT Rererence AO . 0 1
APPROX Approximate CLO Closet DISP Dispenser E.W.C. Electric Water Cooler FR rame HM. Hollow Metal LKR Locker N.I.C. Not in Contract P.L. Property Line RH. Right Hand SUSP  Suspended TYP Typical -
ARCH  Architectural CLR Clear DN n EXIST  Existing FS Full Size HORIZ  Horizontal LR. Living Room [0} Number PLMG Plumbing RM Room sSw Switch




REGULATION OF SMOKING (CCMC SUBCHAPTER 9.11.200)

1. ALL DWELLING UNITS OF MULTI-UNIT RESIDENTIAL PROPERTY
(CONTAINING TWO OR MORE UNITS) SHALL BE DESIGNATED
NONSMOKING UNITS.

2. SMOKING UN UNITS, COMMON AREAS AND EXCLUSIVE-USE
UNENCLOSED AREAS SHALL BE PROHIBITED.

3. LANDLORDS AND HOA BOARDS ARE REQUIRED TO PROVIDE IN
THEIR LEASES AND RULES, RESPECTIVELY, THE FOLLOWING
TERMS RELATED TO NONSMOKING:

A.IT IS MATERIAL BREACH OF THE LEASE AND A VIOLATION
OF THE HOA RULES TO ALLOW OR ENGSAGE IN SMOKING IN A
UNIT.

B. IT IS A MATERIAL BRACH OF THE LEASE, OR VIOLATION
OF THE HOA RULES, AS APPLICABLE, TO ENGAGE IN SMOKING IN
ANY COMMON AREA, EXCEPT IN AN OUTDOOR DESIGNATED
SMOKING AREA, IF ONE HAS VIOLATION OF THE HOA RULES, AS
APPLICABLE, TO VIOLATE ANY OF THE SMOKING LAWS WHILE
ANYWHERE ON THE PROPERTY.

C. OTHER OCCUPANTS OF THE PROPERTY ARE EXPRESS
THIRD PARTY BENEFICIARIES OF THE PROVISIONS OF THE LEASE
CONCERNING SMOKING.
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WINDOWS AND DOORS VISIBLE FROM THE STREET SHALL BE RECESSED AT LEAST 3 INCHES
FROM THE BUILDING FACADE;

THIS RECESS SHALL NOT BE ACCOMPLISHED BY THE USE OF PLANT-ON MOLDINGS AROUND
THE WINDOW OR DOOR. FLUSH FINISH WINDOW INSTALLATIONS ARE ONLY PERMITTED WHEN
A GLASS CURTAIN WALL, SPANDREL GLASS, OR OTHER SIMILAR DESIGN APPROACH IS USED
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BREAKDOWNS
SCHOOL FEE - 1ST FLOOR ZONING CODE - 1ST FLOOR
1" = 200" BLDG CODE - 1ST FLOOR 1" = 200" P
1" = 200" DRAWN _ Author
CHECKED Checker
DATE 10/19/2022
12:03:55 PM
LOT A: LOTB: Lotc: LoTD: LOT A: LoTB: Lotc: LoTD: LoTA: LOTB: Lotc: LOTD SCALE 200"
1ST FLOOR 931 SF[1STFLOOR = 751 SF | 1ST FLOOR 790 SF [ 1STFLOOR = 872 SF 1STFLOOR = 820 SF[1STFLOOR = 651 SF [ 1ST FLOOR 687 SF [1STFLOOR = 755 SF 1STFLOOR = 734 SF [ 1ST FLOOR 565 SF | 1ST FLOOR 620 SF| 1STFLOOR = 689 SF
2ND FLOOR 1,290 SF |2ND FLOOR = 1,110 SF | 2ND FLOOR 1,106 SF | 2NDFLOOR = 1,153 SF ~COVERED = 539 SF [-COVERED = 444 SF | -COVERED 519 SF [--COVERED = 936 SF ~COVERED = 539 SF | ~COVERED 444 SF | --COVERED 519 SF[--COVERED = 936 SF J0B#  21-A014
3RDFLOOR = 758 SF|3RDFLOOR = 758 SF|3RDFLOOR = 782 SF | 3BRDFLOOR = 669 SF ONDFLOOR = 1,136 SF|2ND FLOOR = 960 SF | 2ND FLOOR 945 SF |2ND FLOOR = 982 SF 2NDFLOOR = 1,136 SF| 2ND FLOOR 960 SF | 2ND FLOOR 945 SF|2NDFLOOR = 982 SF _
~COVERED = 15 SF |-COVERED = 15 SF | --COVERED 0 SF|-COVERED = 0 SF ~COVERED = 15 SF | ~COVERED 15SF |--COVERED 0 SF|-COVERED = 0 SF
TOTAL = 2,979 SF | TOTAL = 2,619 SF | TOTAL = 2,678 SF | TOTAL = 2,694 SF 3RDFLOOR = 610 SF[3RDFLOOR = 610 SF [3RDFLOOR = 619 SF [BRDFLOOR = 545 SF 3RDFLOOR = 610 SF | 3RD FLOOR 610 SF| 3RDFLOOR = 628 SF|3RDFLOOR = 545 SF
~COVERED = 315 SF [-COVERED = 241 SF |-COVERED = 276 SF [ ~COVERED = 0 SF ~COVERED = 315 SF | ~COVERED 241 SF| -COVERED = 276 SF| -COVERED = 0 SF
TOTAL = 3,435 SF | TOTAL = 2,921 SF | TOTAL = 3,046 SF | TOTAL = 3,218 SF TOTAL = 3,349 SF TOTAL = 2,835 SF TOTAL = 2,988 SF TOTAL = 3,152 SF
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BUILDABLE AREA: 1,401 SF BUILDABLE AREA: 1,142 SF 1031123
TOTAL ALLOWED: 4,230 SF TOTAL ALLOWED: 3,426 SF RENEWAL DATE
LOTC LOTD
F.AR 3:1 F.AR 3:1
BUILDABLE AREA: 1,152 SF BUILDABLE AREA: 1,390 SF
TOTAL ALLOWED: 3,456 SF TOTAL ALLOWED: 4,170 SF
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LOT A LOT B
FAR. 3:1 FAR 3:1 —
BUILDABLE AREA: 858 SF BUILDABLE AREA: 610 SF DATE 10192022
TOTAL ALLOWED: 2,574 SF TOTAL ALLOWED: 1,830 SF 12:03:57 PM
LOTC LOTD SCALE  As indicated
FAR 3:1 FAR 3:1
BUILDABLE AREA: 472 SF BUILDABLE AREA: 130 SF TRy
TOTAL ALLOWED: 1,416 SF TOTAL ALLOWED: 390 SF
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ASSEMBLY TYPES FLOOR PLAN LEGEND !
. UNITA UNITB UNITC UNITD TOTAL PROJECT
NOTES: WALLS FLOORS
GROUND FLOOR: 813 SF || GROUND FLOOR: 645 SF || GROUND FLOOR: 702 SF || GROUND FLOOR: 749 SF UNIT A 2,551 SF
1 PROPERTY OWNER SHALL REPAIR OR REPLAGE ANY DAMAGED, DEFECTIVE, OFF- SECOND FLOOR: 1,121 SF || SECOND FLOOR: 949 SF || SECOND FLOOR: 953 SF || SECOND FLOOR: 975 SF UNIT B 2211 SF 10" CONC. - BACK LAG CONC FLOOR PER STRC. W/ WOOD ~~&~"  FLooRTYPE
GRADE, OR ANY NON-CONFORMING SIDEWALK, DIREVEWAY APPROAGH, OR NON- THIRD FLOOR: 617 SF || THIRD FLOOR: 617 SF || THIRD FLOOR 623 SF || THIRD FLOOR: 541 SF UNITC 2,278 SF PER STRUCT. AND SHORING FINISH
CONFORMING CONDITIONS THAT EXIST IN THE PUBLIC RIGHT OF WAY AND BE CONSIDERED UNITD, 2265 SF (SEE 1/A6.20 FOR DETAIL) (SEE 1/A6.40 FOR DETAIL) e R
HAZARDOUS BY THE CITY ENGINEER (MUNICIPAL ORDINANCE 9.08.415). THIS WORK WILL TOTAL: 2,278 SF " - —
REQUIRE A SEPARATE PERMIT THROUGH ENGINEERING DIVISION AND MUST BE OBTAINED TOTAL: 2551 SF || TOTAL 2211 SF i " TOTAL: 2265 SF 10" CONC. - FRONT LAG CONC FLOOR PER STRC. W/ TILE
BY A LICENSED CONTRACTOR AND COMPLETED PRIOR TO FINAL INSPECTION. ’ i ’ UNIT TOTAL: 9,305 SF PER STRUCT. AND SHORING FINIS —--—=--— 2HR
| ! (SEE 2/A6.20 FOR DETAIL) (SEE 2/A6.40 FOR DETAIL)
2 PROPERTY OWNER SHALL REPLACE THE PARKWAY WITH DROUGHT TOLERANT WOOD JOIST PER STRC. W/ WOOD SMOKE DETECTOR
PLANTS ACCORDING TO THE CITY'S PARKWAY PLANTING GUIDELINES WHICH CAN BE CONC. PER STRC FINISH
OBTAINED HERE: https://www.culvercit nt?id=3573 (SEE 3/A6.20 FOR DETAIL) {SEE 36,40 FOR DETALL) o
CMU PER STRC. ™ CARBON MONOXIDE
3 APPLICANT SHALL SCHEDULE A PRE-CONSTRUCTION MEETING WITH (SEE 4/A6.20 FOR DETAIL) WOOD JOIST PER STRC. W/ TILE FINISH

EXHAUST
(GENERAL NOTES #2,3)

APPLICANT/OWNER, PW INSPECTOR, AND CONTRACTOR PRIOR TO APPROVING PLANS. (SEE 4/A6.40 FOR DETAIL)

2x6 EXTERIOR WALL ASSM. W/

BOARD FORMED CONCRETE VENEER WOOD JOIST PER STRUCT. W/ WOOD

N
v

DECKING @ WINDOW TAG
é(%

UTILITY NOTES

2x6 EXTERIOR WALL ASSM. W/ (SEE 5/A6.40 FOR DETAIL)

® SO @

1 ELECTRIC METER - LOCATED IN BASEMENT TO CONNECT TO NEAREST POWERPOL X2 CEDAR STRIPS CooRTAG
2 MAIN SEWER LINE RUNS ALONG ALLEY. LATERAL TO BE CONNECTED FROM PUMP IN WOOD JOIST PER STRC. W/ METAL
BIKE STORAGE TO ALLEY. 2x4 INTERIOR WALL ASSM ROOFING PER SPEC.

(SEE 8/A6.20 FOR DETAIL) (SEE 6/A6.40 FOR DETAIL) WALL TYPE

© QL OOOe © ©

(SEE PAGE A1.22 FOR PRELIMINARY UTILITY PLAN AND ADDITIONAL NOTES) DOUBLE WALL ASSM ,
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PLANTER BOX SIZING s
TRIBUTARY AREA REQUIRED AREA ACTUAL AREA
(A1) 1098 SF x 0.05 = 549 SF i S ’
(A2)  159SF x 0.05 = 795SF - —
(M%) 158SF x 0.05 = 795F U)
TOTAL T075SF | PLANTERBOX#3:  75SF
(B) 1050SF x 005 = 5255F
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UNITA UNITB UNITC UNITD TOTAL PROJECT ASSEMBLY TYPES FLOOR PLAN LEGEND !
GROUND FLOOR: 813 SF || GROUND FLOOR: 645 SF || GROUND FLOOR: 702 SF || GROUND FLOOR: 749 SF 2,551 SF WALLS ELOORS
SECOND FLOOR: 1,121 SF || SECOND FLOOR: 949 SF || SECOND FLOOR: 953 SF || SECOND FLOOR: 975 SF 2,211 SF b
THIRD FLOOR: 617 SF || THIRD FLOOR: 617 SF || THIRD FLOOR: 623 SF || THIRD FLOOR: 541 SF 2,278 SF 10" CONC. - BACK LAG CONC FLOOR PER STRC. W/ WOOD /—®—/’ FLOOR TYPE
2,265 SF PER STRUCT. AND SHORING FINISH
TOTAL: 2278 SF (SEE 1/A6.20 FOR DETAIL) (SEE 1/A6.40 FOR DETAIL) —_———-— 1HR
TOTAL: 2,551 SF || TOTAL: 2,211 SF TOTAL: 2,265 SF - —
UNIT TOTAL: 9,305 SF 10" CONC. - FRONT LAG (F:I%rlusc FLOOR PER STRC. W/ TILE -
PER STRUCT. AND SHORING ————--=
EE 2/A6.40 FOR DETAIL
FLOOR PLAN NOTES: (SEE 2/A6.20 FOR DETAIL) (SEE 2/A6.40 FOI )
CONC. PER STRC. WOOD JOIST PER STRC. W/ WOOD SMOKE DETECTOR
1. SMOKE ALARM SHALL BE INTERCONNECTED HARD-WIRED (SEE 3/A6.20 FOR DETAIL) FINISH
WITH BATTERY BACKUP AND SHALL BE INSTALLED IN (SEE 3/A6.40 FOR DETAIL) ) CARBON MONOXIDE
ACCORDANCE WITH NFPA 72. CMU PER STRC. =

WOOD JOIST PER STRC. W/ TILE FINISH
(SEE 4/A6.40 FOR DETAIL)

(SEE 4/A6.20 FOR DETAIL)

2x6 EXTERIOR WALL ASSM. W/
BOARD FORMED CONCRETE VENEER

2 CARBON MONOXIDE ALARM SHALL BE INTERCONNEDTED EXHAUST
HARD-WIRED WITH BATTERY BACKUP.

(GENERAL NOTES #2,3)
WOOD JOIST PER STRUCT. W/ WOOD

DECKING @ WINDOW TAG
&—

2x6 EXTERIOR WALL ASSM. W/

(SEE 5/A6.40 FOR DETAIL)
1X2 CEDAR STRIPS

© QoL © ©
® & @

WOOD JOIST PER STRC. W/ METAL DOORTAG
2x4 INTERIOR WALL ASSM. ROOFING PER SPEC.
(SEE 8/A6.20 FOR DETAIL) (SEE 6/A6.40 FOR DETAIL) WALL TYPE
DOUBLE WALL ASSM. e

WOOD JOIST PER STRC. W/ PEDESTAL 3
(SEE 9/A6.20 FOR DETAIL) DECK TILE XX ELEVATION MARKER
1-HR (SEE 7/A6.40 FOR DETAIL)
CMU PER STRC W/ = = @= e PROPERTY LINE
@ INTERIOR WALL ASSM.
(SEE 10/A6.20 FOR DETAIL)
2-HR = — = — ACCESSIBLE ROUTE
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UNITA UNITB NIT UNITD TOTAL PROJECT ASSEMBLY TYPES FLOOR PLAN LEGEND !
GROUND FLOOR: 813 SF || GROUND FLOOR: 645 SF || GROUND FLOOR: 702 SF || GROUND FLOOR 749 SF UNIT A: 2,551 SF WALLS FLOORS
SECOND FLOOR: 1,121 SF || SECOND FLOOR: 949 SF || SECOND FLOOR: 953 SF || SECOND FLOOR: 975 SF UNIT B: 2,211 SF —
THIRD FLOOR: 617 SF || THIRD FLOOR: 617 SF || THIRD FLOOR: 623 SF || THIRD FLOOR: 541 SF UNIT C: 2,278 SF 10" CONC. - BACK LAG CONC FLOOR PER STRC. W/ WOOD f@J FLOOR TYPE
UNIT D: 2,265 SF PER STRUCT. AND SHORING FINISH
TOTAL: 2,278 SF (SEE 1/A6.20 FOR DETAIL) (SEE 1/A6.40 FOR DETAIL) —-—-— 1HR
TOTAL 2,551 SF || TOTAL: 2211 SF TOTAL: 2,265 SF  —
UNIT TOTAL: 9,305 SF 10" CONC. - FRONT LAG CONC FLOOR PER STRC. W/ TILE
PER STRUCT. AND SHORING FINSH ~ . m=-——=- — 2HR
FELOOR PLAN NOTES: (SEE 2/A6.20 FOR DETAIL) (SEE 2/A6.40 FOR DETAIL)
CONC. PER STRC. WOOD JOIST PER STRC. W/ WOOD SMOKE DETECTOR
1. SMOKE ALARM SHALL BE INTERCONNECTED HARD-WIRED (SEE 3/A6.20 FOR DETAIL) FINISH
WITH BATTERY BACKUP AND SHALL BE INSTALLED IN (SEE 3/A6.40 FOR DETAIL) ) CARBON MONOXIDE
ACCORDANCE WITH NFPA 72. CMU PER STRC.

WOOD JOIST PER STRC. W/ TILE FINISH
(SEE 4/A6.40 FOR DETAIL)

WOOD JOIST PER STRUCT. W/ WOOD
NG

N
(¥

DECKI @ WINDOW TAG
X—

(SEE 4/A6.20 FOR DETAIL)

2x6 EXTERIOR WALL ASSM. W/
BOARD FORMED CONCRETE VENEER

EXHAUST
(GENERAL NOTES #2,3)

5 CARBON MONOXIDE ALARM SHALL BE INTERCONNEDTED
HARD-WIRED WITH BATTERY BACKUP.

& & &

2x6 EXTERIOR WALL ASSM. W/ (SEE 5/A6.40 FOR DETAIL)
1X2 CEDAR STRIPS

S oo © ©

DOOR TAG
WOOD JOIST PER STRC. W/ METAL
2x4 INTERIOR WALL ASSM. ROOFING PER SPEC.
(SEE 8/A6.20 FOR DETAIL) (SEE 6/A6.40 FOR DETAIL) WALL TYPE
DOUBLE WALL ASSM. e
WOOD JOIST PER STRC. W/ PEDESTAL XX
(SEE 9/A6.20 FOR DETAIL) DECK TILE ELEVATION MARKER
1-HR (SEE 7/A6.40 FOR DETAIL)
©MU PER STRC W/ = e= @= «= PROPERTY LINE
<9 INTERIOR WALL ASSM.
(SEE 10/A6.20 FOR DETAIL)
2-HR = — = — ACCESSIBLE ROUTE

————— SEWER LINE
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UNITA

GROUND FLOOR:
SECOND FLOOR:
THIRD FLOOR:

TOTAL:

813 SF
1,121 SF
617 SF

2,551 SF

UNITB

GROUND FLOOR:

SECOND FLOOR:
THIRD FLOOR:

TOTAL:

645 SF
949 SF
617 SF

2,211 SF

UNITC

GROUND FLOOR:
SECOND FLOOR:
THIRD FLOOR:

TOTAL:

702 SF
953 SF
623 SF

2,278 SF

UNITD

GROUND FLOOR:

SECOND FLOOR:
THIRD FLOOR:

TOTAL:

749 SF
975 SF
541 SF

2,265 SF

FLOOR PLAN NOTES:

1. SMOKE ALARM SHALL BE INTERCONNECTED HARD-WIRED

WITH BATTERY BACKUP AND SHALL BE INSTALLED IN

ACCORDANCE WITH NFPA 72.

2. CARBON MONOXIDE ALARM SHALL BE INTERCONNEDTED
HARD-WIRED WITH BATTERY BACKUP.

24'-8"

I

e —
-

9

o

T

y

€302.)

3-0"

14 -0"

TOTAL PROJECT

UNIT A:
UNIT B:
UNIT C:
UNIT D:

UNIT TOTAL:

2,551 SF
2,211 SF
2,278 SF
2,265 SF

9,305 SF

=3
=

ASSEMBLY TYPES

FLOORS

LLS

© QL eoLe © O

©

14" -11"

10" CONC. - BACK LAG
PER STRUCT. AND SHORING
(SEE 1/A6.20 FOR DETAIL)

10" CONC. - FRONT LAG
PER STRUCT. AND SHORING
(SEE 2/A6.20 FOR DETAIL)

CONC. PER STRC.

(SEE 3/A6.20 FOR DETAIL)
CMU PER STRC.

(SEE 4/A6.20 FOR DETAIL)

2x6 EXTERIOR WALL ASSM. W/
BOARD FORMED CONCRETE VENEER

2x6 EXTERIOR WALL ASSM. W/
1X2 CEDAR STRIPS

2x4 INTERIOR WALL ASSM.
(SEE 8/A6.20 FOR DETAIL)

DOUBLE WALL ASSM.
(SEE 9/A6.20 FOR DETAIL)
1-HR

CMU PER STRC W/
INTERIOR WALL ASSM.
(SEE 10/A6.20 FOR DETAIL)
2-HR

28'-1"

@

&

CONC FLOOR PER STRC. W/ WOOD
N

FINISI
(SEE 1/A6.40 FOR DETAIL)

CONC FLOOR PER STRC. W/ TILE
FINISI
(SEE 2/A6.40 FOR DETAIL)

WOOD JOIST PER STRC. W/ WOOD
FINISH
(SEE 3/A6.40 FOR DETAIL)

WOOD JOIST PER STRC. W/ TILE FINISH
(SEE 4/A6.40 FOR DETAIL)

WOOD JOIST PER STRUCT. W/ WOOD
DECKING
(SEE 5/A6.40 FOR DETAIL)

WOOD JOIST PER STRC. W/ METAL
ROOFING PER SPEC.
(SEE 6/A6.40 FOR DETAIL)

WOOD JOIST PER STRC. W/ PEDESTAL
DECK TILE
(SEE 7/A6.40 FOR DETAIL)

| WET BAR

ELOOR PLAN LEGEND

f®J FLOOR TYPE
———-— 1HR
———— === 2HR

SMOKE DETECTOR
(@)

CARBON MONOXIDE

M

EXHAUST
(GENERAL NOTES #2,3)

WINDOW TAG

M
©
®

DOOR TAG

X— WALL TYPE

x

ELEVATION MARKER

@== PROPERTY LINE

= — = — ACCESSIBLE ROUTE

————— SEWER LINE

2.5

THIRD FLOOR

3/16" = 1-0"
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(FLOOR OPENING AREA / WALL AREA = %15 MIN OPENINGS)
UNITD

2ND FLOOR
104 SF / 132 SF = 78% OPEN

3RD FLOOR

ELEVATION NOTES:
EXTERIOR LIGHTING:
1. ALL EXTERIOR LIGHTING FIXTURES SHALL BE ENERGY EFFICIENT

2. LIGHTING MUST BE ARCHITECTURALLY INTERGRATED.
3. MUST BE DIRECTED DOWNWARD AND AWAY FROM ADJACENT PROPERTIES

4. SHALL BE SHIELDED OR RECESSED TO CONFINE GLARE AND REFLECTIONS TO THE SUBJECT SITE.

WINDOWS AND DOORS VISIBLE FROM THE STREET SHALL BE RECESSED AT LEAST 2 INCHES FROM
THE BUILDING FACADE;

THIS RECESS SHALL NOT BE ACCOMPLISHED BY THE USE OF PLANT-ON MOLDINGS AROUND THE
WINDOW OR DOOR. FLUSH FINISH WINDOW INSTALLATIONS ARE ONLY PERMITTED WHEN A GLASS

ELEVATION LEGEND

BOARD FORMED
CONCRETE VENEER

1X2 CEDAR STRIPS
(BLACK STAIN)

CLEAR A GRADE COLOR SORTED
(LIGHT)

BLACK METAL FLASHING

ign

= CURTAIN WALL, SPANDREL GLASS, OR OTHER SIMILAR DESIGN APPROACH IS USED
135 SF / 348 SF = 38% OPEN SEE PAGE #A0.14

CONCRETE

==
[T
[ namasoceom
[
.

Ji PROJECT USES BOARD FORMED CONCRETE VENEERS, BLACK STAINED CEDAR STRIPS, NATURAL
CEDAR, BLACK METAL FLASHING, AND CONCRETE TO MINIMIZE GLARE AND REFLECTED HEAT. - an a» e PROPERTY LINE (PL)

—_———— 1HR

XXX DOOR TAG

——————— 2HR
|:H @ WINDOW TAG
[

ﬂ w ELEVATION MARKER

LD P x o | = ﬂE\wﬁ g g

]
=
]

E
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RENEWAL DATE

PORTICOS, AWNING, TERRACES, BALCONIES, EYEBROWS, OR

3INCH RECESS 3 INCH RECESS TRELLISES OF AT LEAST 6 INGHES IN DEPTH THAT PROVIDE
SEE PAGE A0.14 [ SeEPaGE A0.4 VARIATIONS IN THE BUILDING PLAN

11835 TENNESSEE
PL, LOS ANGELES,
CA 90064

(ALL WINDOWS AND DOORS (ALL WINDOWS AND DOORS

| VISIBLEFROMTHE STREET) | | | | VISIBLE FROM THE STREET)
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[ [
_ ‘7 - - ‘ QJ{ - VARIEDT;Rso-TO opﬂ - - 77 R - - MAX VARIEDES(‘)'OOF: REVISIONS
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(FLOOR OPENING AREA / WALL AREA = %15 MIN OPENINGS)

ELEVATION NOTES: ELEVATION LEGEND !
UNITA UNITB uNITC UNITD EXTERIOR LIGHTING: E BOARD FORMED O
1. ALL EXTERIOR LIGHTING FIXTURES SHALL BE ENERGY EFFICIENT
D ALOOR 2UDFLOOR D ALOOR 2D FLOOR . WS B DIRECTED DOWNWARD AND AWAY FROM ADJACENT PROPERTIES [ oxeceoarstries - —
90 SF / 260 SF = 34% OPEN 90 SF / 260 SF = 34% OPEN 90 SF / 462 SF = 19% OPEN 78 SF / 530 SF = 15% OPEN 4. SHALL BE SHIELDED OR RECESSED TO CONFINE GLARE AND REFLECTIONS TO THE SUBJECT SITE. (BLACK STAIN)
3RD FLOOR 3RD FLOOR 3RD FLOOR 3RD FLOOR l:l NATURAL T8G CEDAR w
87 SF / 344 SF = 25% OPEN 87 SF / 340 SF = 25% OPEN 51 SF / 332 SF = 15% OPEN 63 SF / 362 SF = 17% OPEN CLEAR A GRADE COLOR SORTED
m’;DB%\?II_%I/;\\‘l\IGDFDAg;)S;VlslBLE FROM THE STREET SHALL BE RECESSED AT LEAST 2 INCHES FROM (LIGHT) @
WINDOW OR DOOR. FLUSE FINISH WINDOW INSTALLATIONS ARE ONLY PERMITTED WHEN A GLASS T svccmemiriasine U
CURTAIN WALL, SPANDREL GLASS, OR OTHER SIMILAR DESIGN APPROACH IS USED
SEE PAGE #A0.14
o [ ] CONCRETE
163 163 S S PROJECT USES BOARD FORMED CONCRETE VENEERS, BLACK STAINED CEDAR STRIPS, NATURAL
. CEDAR, BLACK METAL FLASHING, AND CONCRETE TO MINIMIZE GLARE AND REFLECTED HEAT. = = = == PROPERTY LINE (PL)
j’ - S f? © —_———— 1HR E
: el p
e ——— - 2HR
2 ° o < B) ° it ° o @ WINDOW TAG c
5 5 XXX DOOR TAG
S o > -6 > o 6 X 61 3 oS 0 ol - 0 * -
il i % ELEVATION MARKER x 8
, (== ] b
1 5
= ©
°©
NN TN T AN == T 6 £
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<
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SOUTH ELEVATION OPENING DIAGRAM
3/32" = 1!_0" No. C-34257
10/31/23
R OATE
. 324 . 26-8" . 3311 b 1014 .

3INCH RECESS 3INCH RECESS sinonrecess

SEE PAGE A0.14 SEE PAGE AQ.14 SEE PAGE AQ.14

(ALL WINDOWS AND DOORS | | (ALL WINDOWS AND DOORS | | (ALLWINDOWS AND DOORS | ALL WINDOWS AND DOORS
VISIBLE FROM THE STREET) VISIBLE FROM THE STREET) VISIBLE FROM THE STREET) VISIBLE FROM THE STREET)

TN g AN
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(FLOOR OPENING AREA / WALL AREA = %15 MIN OPENINGS)

oo s s C
ul EXTERIOR LIGHTING: BOARD FORMED
NIT D NIT UNITB UNITA CONCRETE VENEER
1. ALL EXTERIOR LIGHTING FIXTURES SHALL BE ENERGY EFFICIENT
2ND FLOOR 2ND FLOOR 2ND FLOOR 2ND FLOOR 2. LIGHTING MUST BE ARCHITECTURALLY INTERGRATED.
3. MUST BE DIRECTED DOWNWARD AND AWAY FROM ADJACENT PROPERTIES 1X2 CEDAR STRIPS = —
84 SF / 550 SF = 15% OPEN 75 SF / 333 SF = 22% OPEN 99 SF / 260 SF = 34% OPEN 99 SF / 263 SF = 34% OPEN 4. SHALL BE SHIELDED OR RECESSED TO CONFINE GLARE AND REFLECTIONS TO THE SUBJECT SITE. (BLACK STAIN)

3RD FLOOR 3RD FLOOR 3RD FLOOR 3RD FLOOR

|:| NATURAL T&G CEDAR
57 SF / 362 SF = 16% OPEN 55 SF / 365 SF = 15% OPEN 64 SF / 340 SF = 25% OPEN 81SF / 344 SF = 25% OPEN CLEAR A GRADE COLOR SORTED
WINDOWS AND DOORS VISIBLE FROM THE STREET SHALL BE RECESSED AT LEAST 2 INCHES FROM (LIGHT)
THE BUILDING FACADE;
THIS RECESS SHALL NOT BE ACCOMPLISHED BY THE USE OF PLANT-ON MOLDINGS AROUND THE -
WINDOW OR DOOR. FLUSH FINISH WINDOW INSTALLATIONS ARE ONLY PERMITTED WHEN A GLASS
CURTAIN WALL, SPANDREL GLASS, OR OTHER SIMILAR DESIGN APPROACH IS USED
SEE PAGE #A0.14 |:|

BLACK METAL FLASHING

CONCRETE

E

PROJECT USES BOARD FORMED CONCRETE VENEERS, BLACK STAINED CEDAR STRIPS, NATURAL
CEDAR, BLACK METAL FLASHING, AND CONCRETE TO MINIMIZE GLARE AND REFLECTED HEAT. -— e en e PROPERTY LINE (PL)
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STAIRWAY NOTES:

1 DETAIL ALL STAIRWAYS TO COMPLY WITH SECTION 1011

A RISE: 7" MAX. RUN (TREAD): 11" MIN. 1011.5
RISE: 7.75" MAX. RUN (TREAD): 10" FOR STAIRS WITHIN DWELLING UNITS. 1011.5.2
HEADROOM CLEARANCE: 6-8." 1011.3
WIDTH: (44") (367) (48" BETWEEN HAND RAILS FOR ACCESSIBLE STAIRS). 1011.2
LANDING WIDTH: SAME AS STAIRWAY SERVED 1011.6
LANDING LENGTH: SAME AS WIDTH, MAX. 48" 1011.6
PROVIDE LANDINGS AT EVERY 12FT. OF VERTICAL RISE AT STAIRWAYS. 1011.8
HANDRAIL HEIGHT: 34"-38", MAX 4" OPENINGS 1014.2 AND 1015.4
HANDGRIP PORTION OF HANDRAIL SHALL NOT BE LESS THAN 1.25" AND NOT GREATER
THAN 2" IN CROSS-SECTION FOR CIRCULAR TYPE. 4'- 6.25°PERIMETER FOR OTHER
SHAPES. 1014.3
AMINIMUM 1.5" HANDRAIL CLEARANCE FROM ADJACENT WALL 1014.7
HANDRAIL EXTENSION OF 12" BEYOND THE TOP AND BOTTOM RISER. 1014.6
1-HOUR FIRE RATED CONSTRUCTION FOR THE ENCLOSED USABLE SPACE UNDER THE
STAIRS. 1011.7.4
M. CURVED STAIRWAYS: 1011.9
N. SPIRAL STAIRWAYS: 1011.10

—Temmoow
[ ]

xo

2 GUARDRALS

A PROVIDE GUARDS WHERE THE OPEN SIDE IS MORE THAN 30-IN. ABV. THE FLOOR OR
GRADE BELOW AT ANY POINT WITHIN 36-IN. HORIZONTALLY TO THE EDGE OF THE OPEN SIDE. (R312.)

B, GUARDHEIGHT SHALL BE A MINIMUM OF 42-IN. (R312.1.2)

REQUIRED GUARDS SHALL NOT HAVE OPENINGS WHICH ALLOW PASSAGE OF A SPHERE 4

INCHES IN DIAMETER 4-3/8" AT STAR. (R312.13)

D, PROVIDE CONNECTION DETAILS OF GUARDRAIL ANDIOR HANDRAIL ADEQUATE TO
SUPPORT A CONCENTRATED LOOAD OF 200 POUNDS APPLIED IN ANY DIRETCION AT ANY POINT ALONG
THE TOP. (T-R301.5)

GHT VARIED ROOF
39'-

oY%
L

R

5

CA%

5

5
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STAIRWAY NOTES:

1 DETAIL ALL STAIRWAYS TO COMPLY WITH SECTION 1011

A RISE: 7" MAX. RUN (TREAD): 11" MIN. 1011.5
RISE: 7.75" MAX. RUN (TREAD): 10" FOR STAIRS WITHIN DWELLING UNITS. 1011.5.2
HEADROOM CLEARANCE: 6-8." 1011.3
WIDTH: (44") (367) (48" BETWEEN HAND RAILS FOR ACCESSIBLE STAIRS). 1011.2
LANDING WIDTH: SAME AS STAIRWAY SERVED 1011.6
LANDING LENGTH: SAME AS WIDTH, MAX. 48" 1011.6
PROVIDE LANDINGS AT EVERY 12FT. OF VERTICAL RISE AT STAIRWAYS. 1011.8
HANDRAIL HEIGHT: 34"-38", MAX 4" OPENINGS 1014.2 AND 1015.4
HANDGRIP PORTION OF HANDRAIL SHALL NOT BE LESS THAN 1.25" AND NOT GREATER
THAN 2" IN CROSS-SECTION FOR CIRCULAR TYPE. 4'- 6.25°PERIMETER FOR OTHER
SHAPES. 1014.3
AMINIMUM 1.5" HANDRAIL CLEARANCE FROM ADJACENT WALL 1014.7
HANDRAIL EXTENSION OF 12" BEYOND THE TOP AND BOTTOM RISER. 1014.6
1-HOUR FIRE RATED CONSTRUCTION FOR THE ENCLOSED USABLE SPACE UNDER THE
STAIRS. 1011.7.4
M. CURVED STAIRWAYS: 1011.9
N. SPIRAL STAIRWAYS: 1011.10

MAX VARIED ROOF MAX VARIED ROOF
‘D ﬁ.ifififififififififlﬂ 2. GUARDRAILS
45'-0 45'- PROVIDE GUARDS WHERE THE OPEN SIDE IS MORE THAN 30-IN. ABV. THE FLOOR OR

A
(GRADE BELOW AT ANY POINT WITHIN 36-IN. HORIZONTALLY TO THE EDGE OF THE OPEN SIDE. (R312.)
B. GUARD HEIGHT SHALL BE A MINIMUM OF 42-IN. (R312.1.2)
j C. REQUIRED GUARDS SHALL NOT HAVE OPENINGS WHICH ALLOW PASSAGE OF A SPHERE 4

—Temmoow
[ ]

xo

INCHES IN DIAMETER 4-3/8" AT STAR. (R312.13)

D, PROVIDE CONNECTION DETAILS OF GUARDRAIL ANDIOR HANDRAIL ADEQUATE TO
SUPPORT A CONCENTRATED LOOAD OF 200 POUNDS APPLIED IN ANY DIRETCION AT ANY POINT ALONG
THE TOP. (T-R301.5)

HEIGHT VARIED ROOF

5

breakformdes

109 eucalyptus drive, el segundo, ca 90245

o] 310.322.3700

RAMSEY DAHAM
No. C-34257

10/31/23

RENEWAL DATE
3

THIRD FLOOR THIRD FLOOR
25 - 6" 25 _4@6..

-
ke
=
3'-6" GUARDRAIL j

UNIT A SECOND FLOOR STAIR
172" = 1-0"

11835 TENNESSEE
PL, LOS ANGELES,
CA 90064

j REVISIONS

SECOND FLOOR
5o

SECOND FLOOR
@—1 ot

3'- 6" GUARDRAIL

VERTICAL
Up /AEZO\ CIRCULATION -
\ee2y/ UNITB

T T AT I,

) 9.9:9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.9.

DRAWN CR

GROUND FLOOR GROUND FLOOR
far | ALc @
s

CHECKED PNK
DATE 10/19/2022
12:04:42 PM

SCALE  As indicated

JOB#  21-A014

UNIT B VERTICAL CIRCULATION . UNIT B GROUND FLOOR STAIR 1
3/ 12" =1-0"

A8.20




ign

MAX VARIED ROOF AX VARIED ROOF
%-6"7’7’7’7’7’ ’74’5'-T@ E
I Q
N
MAX HEIGHT VARIEDROOF __I” | ||| _ | S | MAXHEIGHT VARIED ROOF >
S5 6 e 59 -6~ P x 5
£
E
©
°
O
°s
85
| 20
g 3
cs
s g3
RAMSEY DAHAM
No. C-34257
10/31/23
= = RENEALORTE
I
W ¢y
@ﬂlRpm, [ THIRD FLOOR L W
25'-6" 25' 6" %)
D
Zap o
i Z>0
(] Z < =
w (o))
=0 <
0w OO0
o -
w -
|
— 0O
IR REVISIONS
T
= \
=
=
A=
=
SECOND FLOOR < SECOND FLOOR
36" / e
f
i VERTICAL
:L CIRCULATION -
UNITC
| 4 g CR
GROUND FLOORZ—— GROUND FLOOR H H DRAWN SR
S ALG T4 ALG 8 -
0" 0" CHECKED PNK
DATE  10/19/2022
12:04:43 PM

I I SCALE  Asindicated

JOB#  21-A014

UNIT C VERTICAL CIRCULATION
3/8" = 10"

UNIT D GROUND FLOOR STAIR UNIT C SECOND FLOOR STAIR
Of STAR 0f STAR A8.30




STAIRWAY NOTES:

1 DETAIL ALL STAIRWAYS TO COMPLY WITH SECTION 1011

A RISE: 7" MAX. RUN (TREAD): 11" MIN. 10115
RISE: 7.75" MAX. RUN (TREAD): 10" FOR STAIRS WITHIN DWELLING UNITS. 1011.5.2
HEADROOM CLEARANCE: 6-8." 1011.3
WIDTH: (44") (36") (48" BETWEEN HAND RAILS FOR ACCESSIBLE STAIRS). 1011.2
LANDING WIDTH: SAME AS STAIRWAY SERVED 1011.6
LANDING LENGTH: SAME AS WIDTH, MAX. 48” 1011.6
PROVIDE LANDINGS AT EVERY 12FT. OF VERTICAL RISE AT STARWAYS. 1011.8
HANDRAIL HEIGHT: 34"-38", MAX 4" OPENINGS 1014.2 AND 1015.4
HANDGRIP PORTION OF HANDRAIL SHALL NOT BE LESS THAN 1.25" AND NOT GREATER
THAN 2" IN CROSS-SECTION FOR CIRCULAR TYPE. 4”- 6.25'PERIMETER FOR OTHER
SHAPES. 1014.3
J AMINIMUM 1.5" HANDRAIL CLEARANCE FROM ADJACENT WALL 1014.7
HANDRAIL EXTENSION OF 12" BEYOND THE TOP AND BOTTOM RISER. 1014.6
1-HOUR FIRE RATED CONSTRUCTION FOR THE ENCLOSED USABLE SPACE UNDER THE
STAIRS. 1011.7.4
M. CURVED STAIRWAYS: 1011.9
N SPIRAL STAIRWAYS: 1011.10

—Temmoow
[ ]

=

2 GUARDRAILS

A PROVIDE GUARDS WHERE THE OPEN SIDE IS MORE THAN 30-IN. ABV. THE FLOOR OR
GRADE BELOW AT ANY POINT WITHIN 36-IN. HORIZONTALLY TO THE EDGE OF THE OPEN SIDE. (R312.)

B. GUARD HEIGHT SHALL BE A MINIMUM OF 42-IN. (R312.1.2)

C. REQUIRED GUARDS SHALL NOT HAVE OPENINGS WHICH ALLOW PASSAGE OF A SPHERE 4
INCHES IN DIAMETER 4-3/8" AT STAIR. (R312.1.3)

D. PROVIDE CONNECTION DETAILS OF GUARDRAIL AND/OR HANDRAIL ADEQUATE TO
SUPPORT A CONCENTRATED LOOAD OF 200 POUNDS APPLIED IN ANY DIRETCION AT ANY POINT ALONG
THE TOP. (T-R301.5)

MAX VARIED ROOF
@—45, o7

MAX HEIGHT VARIED ROOF MAX HEIGHT VARIED ROOF @

39°- 6" 39 - 6"
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"THE SUBDIVIDER SHALL RECORD A COVENANT AND AGREEMENT
SATISFACTORY TO THE ADVISORY AGENCY GUARANTEEING THAT:

A. THE PLANTING AND IRRIGATION SYSTEM SHALL BE COMPLEATED
BY THE DEVELOPER/BUILDER PRIOR TO THE CLOSE OF ESCROW OF
50 PERCENT OF THE UNITS OF THE PROJECT OR PHASE.

B. SIXTY DAYS AFTER LANDSCAPE AND IRRIGATION INSTALLATION,
THE LANDSCAPE PROFESSIONAL SHALL SUBMIT TO THE
HOMEOWNERS/PROPERTY OWNERS ASSOCIATION A CERTIFICATE
OF SUBSTANTIAL COMPLETION.

C. THE DEVELOPER/BUILDER SHALL MAINTAIN THE LANDSCAPING
AND IRRIGATION FOR 60 DAYS AFTER COMPLETION OF THE
LANDSCAPE AND IRRIGATION INSTALLATION.

D. THE DEVELOPER/BUILDER SHALL GUARANTEE ALL TREES AND
IRRIGATION FOR A PERIOD OF SIX MONTHS AND ALL OTHER PLANTS
FOR A PERIOD OF 60 DAYS AFTER LANDSCAPE AND IRRIGATION
INSTALLATION."

@ LIRIOPE SPP.

(DROUGHT TOLERANT)

PLANTER BOX SIZING
TRIBUTARY AREA REQUIRED AREA ACTUAL AREA

(A1) 1098 SF x 0.05 = 549 SF

(A-2) 159 SF x 0.05 = 7958F

(A-3) 158 SF x 0.05 = 79SF

TOTAL 70.75 SF PLANTERBOX#3:  75SF

(B-1) 1050 SF x 0.05 = 525SF

(B-2) 59 SF x 0.05 = 295SF

(B-3) 72SF x 0.05 = 36SF

TOTAL 59.05 SF PLANTER BOX#2: 70 SF

(C-1) 1192 SF x 0.06 = 596 SF

(C-2) 33SF x 0.05 = 1.65 SF

TOTAL 61.25 SF PLANTERBOX#1: 62 SF

(D-1) 769 SF x 0.05 = 3845 SF

(D2) #17SF x 0.05 = 20.85 SF

(D-3) 200 SF x 0.05 = 10SF

TOTAL 69.3 SF PLANTERBOX#1: 70 SF
LANDSCAPE

TURF AREA 0S.F.

PLANT AREA 1,352 S.F.

TOTAL 1,352 S.F.

LANDSCAPE ARE PER UNIT:

UNITA 460 SF

UNITB 59 SF

UNITC 45 SF

UNITD 788 SF

TOTAL 1,362 SF
HARDSCAPE

PERVIOUS 0 S.F.

PERMEABLE 2,643 S.F.

TOTAL 2,643 SF.

(SEE PAGE A0.07 FOR DETAILS)

NOTE: ALL PERVIOUS AND
PERMEABLE CONCRETE TO BE
UNCOLORED CONCRETE WITH
SMOOTH CEMENT FINISH

DICHONDRA ARGENTEA

CJO

00
o
oé)/

WEIGELA FLORIDA CERCIS SILIQUASTRUM

(DROUGHT TOLERANT PLANT)

PLANTING NOTES

1. QUANTITIES GIVEN FOR PLANT MATERIALS SPECIFIED FOR "ON CENTER"
SPACING ARE SHOWN FOR CONVENIENCE ONLY AND ARE SUBORDINATE TO THE
SPACING GIVEN. VERIFY AND SUPPLY SUFFICIENT NUMBER OF PLANTS TO FULFILL
SPACING REQUIREMENTS.

2. ALL HEADER AND BAMBOO ROOT BARRIERS SHALL BE LOCATED BY THE
ARCHITECT ON SITE.

3. CONTRACTOR SHALL INSTALL PLANT MATERIAL IN ACCORDANCE WITH THE
SPECIFICATIONS, DRAWINGS AND DETAILS.

4. CONTRACTOR SHALL PROVIDE A MAINTENANCE PERIOD OF NOT LESS THAN 90
DAYS COMMENCING AT THE DATE OF FINAL ACCEPTANCE. SUCH MAINTENANCE
SHALL INCLUDE ALL CARE PERTAINING TO ALL WORK INSTALLED AS PART OF THESE
CONTRACT DOCUMENTS.

5. THE CONTRACTOR SHALL MAINTAIN A QUALIFIED SUPERVISOR ON THE SITE AT
ALL TIMES DURING CONSTRUCTION THROUGH COMPLETION OF PICK-UP WORK.

6. THE CONTRACTOR SHALL VERIFY ALL PLANT MATERIAL QUANTITIES LISTED FOR
CONVENIENCE OF CONTRACTOR. ACTUAL NUMBER OF SYMBOLS SHALL HAVE
PRIORITY OVER QUANTITIES DESIGNATED.

7. REMOVE ALL DEBRIS, WEEDS, EXCESS MATERIAL AND ROCKS LARGER THAN 1"
IN DIAMETER FROM PLANTING AREAS PRIOR TO PREPARATION & AGAIN PRIOR TO
PLANTING

8. SEE DETAILS AND SPECIFICATIONS FOR STAKING METHOD, PLANT PIT
DIMENSIONS, SOIL PREPARATION, AND BACKFILL REQUIREMENTS.

9. ALL PLANT MATERIALS SHALL BE APPROVED BY THE LANDSCAPE ARCHITECT
PRIOR TO INSTALLATION.

10. FINAL LOCATION OF ALL PLANT MATERIAL SHALL BE SUBJECT TO THE
APPROVAL OF THE LANDSCAPE ARCHITECT.

11. CONTRACTOR SHALL NOTIFY LANDSCAPE ARCHITECT 48 HOURS PRIOR TO
COMMENCEMENT OF WORK TO COORDINATE PROJECT OBSERVATION SCHEDULES.

12. GROUNDCOVER PLANTING SHALL BE CONTINUOUS UNDER ALL TREES AND
SHRUBS. GROUNDCOVER SHALL BE PLANTED ACCORDING TO SPACING ON PLANT

13. TREES SHALL BE LOCATED A MINIMUM OF 5' FROM WALLS, OVERHEADS, WALKS,
HEADERS, AND OTHER TREES WITHIN THE PROJECT. IF CONFLICTS ARISE BETWEEN
SIZE OF AREAS AND PLANS, CONTRACTOR TO CONTACT LANDSCAPE ARCHITECT
FOR RESOLUTION. FAILURE TO MAKE SUCH CONFLICTS KNOWN TO THE LANDSCAPE
ARCHITECT WILL RESULT IN CONTRACTORS LIEABILITY TO RELOCATE THE
MATERIALS.

14. ALL PLANTING AREAS SHALL BE LOOSENED TO A DEPTH OF 8". APPLY 4 C.Y. OF
ORGANIC AMENDMENT AND 15 LBS.

OF 10-10-10 FERTILIZER PER 1000 S.F. AND BLEND WITH THE TOP 6" OF SOIL. THIS
AMENDMENT IS FOR BIDDING PURPOSES, AND SHALL BE SUPERCEDED BY
RECOMMENDATIONS OF THE SOIL ANALYSIS REPORT.

15. FOR ALL TREES AND SHURB PLANTING, THE FOLLOWING PREPARED SOIL MIX
SHALL BE USED FOR BACKFILL IN THE PLANTERS. THIS MIX IS FOR BIDDING
PURPOSES, AND SHALL BE SUPERCEDED BY RECOMMENDATIONS OF THE SOIL
ANALYSIS REPORT.

SITE SOIL - 6 PARTS BY VOLUME

ORGANIC AMENDMENT - 4 PARTS BY VOLUME

SOIL CONDITIONER / FERTILIZER 10-10-10-1LB. PER C.Y. OF MIX

IRON SULFATE - 2 LBS. PER C.Y.OF MIX

16. TURF IS NOT ALLOWED ON SLOPES GREATER THAN 25% WHERE THE TOE OF THE
SLOPE IS ADJACENT TO AN IMPERMEABLE HARDSCAPE..

17. RECIRCULATING WATER SYSTEMS SHALL BE USED FOR WATER FEATURES.

18. A MINIMUM 3-INCH LAYER OF MULCH SHALL BE APPLIED ON ALL EXPOSED SOIL
SURFACES OF PLANTING AREAS EXCEPT TURF AREAS, CREEPING OR ROOTING
GROUNDCOVER, OR DIRECT SEEDING APPLICATIONS WHERE MULCH IS
CONTRAINDICATED.

19. FOR SOILS LESS THAN 6% ORGANIC MATTER IN THE TOP 6 INCHES OF SIL,
COMPOST AT A RATE OF A MINIMUM OF FOUR CUBIC YARDS PER 1,000 SQUARE FEET
OF PERMEABLE AREA SHALL BE INCORPORATED TO A DEPTH OF SIX INCHES INTO
THE SOIL.

20. 1 AGREE TO COMPLY WITH THE REQUIREMENTS OF THE WATER EFFICIENT
LANDSCAPE ORDINANCE AND SUBMIT A COMPLETE LANDSCAPE DOCUMENTATION
PACKAGE THAT COMPLYS WITH THE PERFORMANCE APPROACH.

21. AT THE TIME OF FINAL INSPECTION THE PERMIT APPLICANT MUST PROVIDE THE OWNER OF
THE PROPERTY WITH A CERTIFICATE OF COMPLETION, CERTIFICATE OF INSTALLATION,
IRRIGATION SCHEDULE AND SCHEDULE OF LANDSCAPE AND IRRIGATION MAINTENANCE.

IRRIGATION NOTES

1. CONTRACTOR IS TO AUGMENT EXISTING IRRIGATION SYSTEM. CONTRACTOR SHALL REPAIR
OR REPLACE ANY EXISTING LANDSCAPE AND IRRIGATION DAMAGED FROM CONSTR4UCTION TO
AN ACCEPTABLE LANDSCAPE CONDITION WITH A FULLY FUNCTIONAL AND EFFICIENT
IRRIGATION SYSTEM PER THE CONTAINED CONDITIONS.

2. ALL NEW TREES REQUIRE INDIVIDUAL POP-UP STREAM BUBBLERS, MIN. 2 PER TREE, WITHIN
4' OF TREE. TREE IRRIGATION SHALL BE ON A SEPARATE VALVE.

3. SPRAY OR ROTOR HEADS SHALL BE ON POP-UPS: 6" FOR LAWN, LOW GROUNDCOVER OR
PARKED CAR OVERHANG AREAS, 12" FOR SHRUB AREAS. HEADS ON RISERS ARE ONLY
ALLOWED ADJACENT TO WALLS WITH LIMITED SPACE FOR POP-UPS.

4. LOCATE SPRAY HEADS 24" FROM NON-PERVIOUS PAVING TO PREVENT OVERSPRAY.
EXCEPTION ALLOWED IF ADJACENT SURFACE IS PERMEABLE OR IF USING ALTERNATIVE
TECHNOLOGY IRRIGATION. ROTATOR OR ROTARY HEADS MAYBE LOCATED 12" FROM PAVING.

5. CONTRACTOR SHALL REPLACE ANY EXISTING IRRIGATION CONTROLLER WITH A MODULE
AND SENSOR TO PROVIDE WEATHER BASED INFORMATIONTHAT WILL AUTOMATE THE
IRRIGATION RUNTIMES BASED ON WEATHER. SEE HUNTER SOLAR SYNC, RAINBIRD ET
MANAGER OR EQUIVALENT.

6. THE PLANTING AND IRRIGATION SYSTEM SHALL BE COMPLETED BY THE DEVELOPER/BUILDER
PRIOR TO THE CLOSE OF ESCROW OF 50 PERCENT OF THE UNITS OF THE PROJECT OR PHASE.

7. SIXTY DAYS AFTER TLANDSCAPE AND IRRIGATION INSTALLATION, THE LANDSCAPE
PROFESSIONAL SHALL SUBMIT TO THE HOMEOWNERS/PROPERTY OWNERS ASSOCIATION A
CERTIFICATE OF SUBSTANTIAL COMPLETION (12.40 G LAMC.)

8. THE DEVELOPER/BUILDER SHALL GUARANTEE ALL TRESS AND IRRIGATION FOR A PERIOD OF
SIX MONTHS AND ALL OTHER PLANS FOR A PERIOD OF 60 DAYS AFTER LANDSCAPE AND
IRRIGATION INSTALLATION.

STATEMENTS AND CERTIFICATION

1. | HAVE COMPLIED WITH THE CRITERIA OF THE ORDINANCE AND APPLIED THEM FOR THE

LEGEND. DATE__ SIGNED EFFICIENT USE OF WATER IN THE LANDSCAPE DESIGN PLANS.
SCOPE OF WORK - FOUR NEW SINGLE FAMILY DWELLINGS
AS PART OF SMALL LOT SUBDIVISION
PLANTING LEGEND WITH COVERED PARKING
symeoL | arv. | size SPACING | BOTANICAL NAME / COMMON NAVE NATIVE | WUCOLS WATER USE TYPES | WATER USE VALUES | HYDRO ZONE
PROJECT ADDRESS 11835 TENNESSEE PL,
LOS ANGELES, CA 90064
2 NA 18- 24" DICHONDRA ARGENTEA NO MED 04 1
TRACT MAP # TR 1968
w | e " LRIOPE PP o \ED 04 ; TYPE OF CONSTRUCTION TYPEVS
20NE R3(EC)
TRACT TR 1968
4% | 58 ¥ WEIGELA FLORIDA NO VED 04 1
BLOCK NONE
Lot 7,VAC ORD 140880
.25 N MED 1
15 | 1525 NA CERCIS SILIQUASTRUM o 04 s \one
ASSESSOR PARCEL NUMBERS 4259037003
LOT AREA 74618 5F
PARKING TOTAL (4 STANDARD /4 - COMPACT)
MAX HEIGHT 50
NUMBER OF SINGLE FAMILY DWELLNGS 4
[ AREA TO BE LANDSCAPED UNDER R-PERMIT
SUBJECT TO R-PERMIT AREA : 4,200 SF
LANDSCAPE AREA (R-PERMIT) : 3,146 SF
—
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APCW-2022-1156-SPE-HCA

EXHIBIT B

ADVISORY AGENCY DETERMINATION

PARCEL MAP

AA-2022-1157-PMLA-SL-HCA



DEPARTMENT OF
CITY PLANNING

COMMISSION OFFICE
(213) 978-1300

CITY PLANNING COMMISSION

SAMANTHA MILLMAN
PRESIDENT

CAROLINE CHOE
VICE-PRESIDENT

MARIA CABILDO
MONIQUE LAWSHE
HELEN LEUNG
KAREN MACK
DANA M. PERLMAN
ELIZABETH ZAMORA

Decision Date: May 12, 2023

Applicant/Owner
Michael Librush
Tennessee Place, LLC
541 South Spring Street, Unit 213
Los Angeles, CA 90013

Representative
Jesi Harris
Brian Silveira & Associates
1501.5 Cabirillo Avenue
Venice, CA 90291

CITY OF LOS ANGELES

CALIFORNIA

KAREN BASS

MAYOR

Case No.
CEQA:
Location:
Council District:
Neighborhood Council:
Community Plan Area:
Land Use Designation:
Zone:

Legal Description:

EXECUTIVE OFFICES
200 N. SPRING STREET, RooMm 525
Los ANGELES, CA 90012-4801
(213) 978-1271

VINCENT P. BERTONI, AICP
DIRECTOR

SHANA M.M. BONSTIN
DEPUTY DIRECTOR

ARTHI L. VARMA, AICP
DEPUTY DIRECTOR

LISA M. WEBBER, AICP
DEPUTY DIRECTOR

AA-2022-1157-PMLA-SL-HCA
ENV-2022-1158-CE

11835 West Tennessee Place

11 - Park

West Los Angeles Sawtelle

West Los Angeles

Medium Residential

R3(EC)

Lots 7, VAC ORD 140880, Block
None, TR 11968

Last Day to File an Appeal: May 30, 2023

In accordance with provisions of Sections 17.03, 17.51, and 17.53 of the Los Angeles Municipal
Code (LAMC), the Advisory Agency determines that the project is Categorically Exempt from the
California Environmental Quality Act (CEQA), and issues ENV-2022-1158-CE as the
environmental clearance, and approves Parcel Map No. AA-2022-1157-PMLA-SL-HCA, located
at 11835 West Tennessee Place, for a maximum four (4) small lots, pursuant to the LAMC
Section 12.22 C,27, as shown on map stamp-dated October 27, 2022, in the West Los Angeles
Community Plan. This unit density is based on the R3(EC) Zone. (The subdivider is hereby
advised that the LAMC may not permit this maximum approved density. Therefore, verification
should be obtained from the Department of Building and Safety which will legally interpret the
Zoning Code as it applies to this particular property.) The Advisory Agency’s approval is subject
to the following conditions:

NOTE on clearing conditions: When two or more agencies must clear a condition, subdivider
should follow the sequence indicated in the condition. For the benefit of the applicant, subdivider
shall maintain record of all conditions cleared, including all material supporting clearances and be
prepared to present copies of the clearances to each reviewing agency as may be required by its
staff at the time of its review.

BUREAU OF ENGINEERING - SPECIFIC CONDITIONS

Any questions regarding this report should be directed to Julia Li of the Permit Case Management
Division, located at 201 North Figueroa Street, Suite 290, through BOE online customer service
portal at http.//engpermits.lacity.org/

1. That if this parcel map is approved as “Small Lot Subdivision” then, if necessary for street
address purposes, all the common access to this subdivision be named on the final map
satisfactory to the City Engineer.
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2. That if this parcel map is approved as small lot subdivision then the final map be labeled
as “Small Lot Subdivision per Ordinance No. “185462” satisfactory to the City Engineer.

3. That, if necessary, public sanitary sewer easements be dedicated on the final map based
on an alignment approved by the West Los Angeles Engineering District Office.

4. That the subdivider make a request to the West Los Angeles District Office of the Bureau
of Engineering to determine the capacity of existing sewers in this area.

5. That a revised parcel map be submitted for information purposes only, prior to the
submittal of the final map delineating the dimensions of the property line and the right-of-
way dimensions. This map will be used for final map checking purposes.

DEPARTMENT OF BUILDING AND SAFETY, GRADING DIVISION

Grading Division approvals are conducted at 221 North Figueroa Street, 121" Floor suite 1200.
The approval of this Tract Map shall not be construed as having been based upon a geological
investigation such as will authorize the issuance of the building permit of the subject property.
Such permits will be issued only at such time as the Department of Building and Safety has
received such topographic maps and geological reports as it deems necessary to justify the
issuance of such building permits.

6. That prior to issuance of a grading or building permit, or prior to recordation of the final
map, the subdivider shall make suitable arrangements to assure compliance, satisfactory
to the Department of Building and Safety, Grading Division, with all the requirements and
conditions contained in Geology and Soils Report Approval dated February 17, 2022, Log
No. 120346 and attached to the case file for Parcel Map No. AA-2022-1157-PMLA-SL-
HCA.

DEPARTMENT OF BUILDING AND SAFETY, ZONING DIVISION

An appointment is required for the issuance of a clearance letter from the Department of Building
and Safety. The applicant is asked to contact Laura Duong at (213) 482-0434 to schedule an
appointment.

7. That prior to recordation of the final map, the Department of Building and Safety, Zoning
Division shall certify that no Building or Zoning Code violations exist on the subject site.
In addition, the following items shall be satisfied:

a. Obtain permits for the demolition or removal of all existing structures on the site.
Accessory structures and uses are not permitted to remain on lots without a main
structure or use. Provide copies of the demolition permits and signed inspection
cards to show completion of the demolition work.

b. The project site is a through lot that fronts both Tennessee Place and Tennessee
Avenue. There is no rear lot line or rear yard. Revised the Lot Matrix to reflect the
correct lot line designation for the front yards.

C. Show the street dedication as required by Bureau of Engineering and provide net
lot area after all dedications. “Area” requirements shall be re-checked as per net
lot area after street dedication. Front yard requirement shall be required to comply
with current code as measured from new property lines after dedication. A
minimum of 5,000 SF of lot area is required after all applicable dedications are
taken.
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Notes:

Owners are to record a Maintenance Agreement that runs with the land for the
purpose of reciprocal private easements maintenance program to all common
areas and shared facilities such as trees, landscaping, drainage, trash, parking,
community driveway (ground floor width and width clear to sky above the ground
floor level), including walkways as shown on the approved Small Lot Subdivision
Map.

The project is within the Exposition Corridor Transit Neighborhood Plan Specific
Plan Area.

The proposed buildings may not comply with City of Los Angeles Building Code
requirements concerning exterior wall, protection of openings and exit
requirements with respect to the proposed and existing property lines. Compliance
shall be to the satisfactory of LADBS at the time of plan check.

DEPARTMENT OF TRANSPORTATION

8. That the project be subject to any recommendations from the Department of
Transportation.

FIRE DEPARTMENT

The applicant is further advised that all subsequent contact regarding these conditions must be
with the Hydrant and Access Unit. This would include clarification, verification of condition
compliance and plans or building permit applications, etc., and shall be accomplished BY
APPOINTMENT ONLY, in order to assure that you receive service with a minimum amount of
waiting please call (213) 482-6543. You should advise any consultant representing you of this
requirement as well.

9. That prior to the recordation of the final map, a suitable arrangement shall be made
satisfactory to the Fire Department, binding the subdivider and all successors to the
following:

a. Submittal of plot plans for Fire Department review and approval prior to recordation
of Tract Map Action.

b. Access for Fire Department apparatus and personnel to and into all structures shall
be required.
C. Address identification. New and existing buildings shall have approved building

identification placed in a position that is plainly legible and visible from the street
or road fronting the property.

d. One or more Knox Boxes will be required to be installed for LAFD access to project.
Location and number to be determined by LAFD Field Inspector. (Refer to FPB
Req # 75).

e. The entrance or exit of all ground dwelling units shall not be more than 150 feet

from the edge of a roadway of an improved street, access road, or designated fire
lane.
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f. Where above ground floors are used for residential purposes, the access
requirement shall be interpreted as being the horizontal travel distance from the
street, driveway, alley, or designated fire lane to the main entrance of individual
units.

g. No building or portion of a building shall be constructed more than 150 feet from
the edge of a roadway of an improved street, access road, or designated fire lane.

h. The following recommendations of the Fire Department relative to fire safety shall
be incorporated into the building plans, which includes the submittal of a plot plan
for approval by the Fire Department either prior to the recordation of a final map or
the approval of a building permit. The plot plan shall include the following minimum
design features: fire lanes, where required, shall be a minimum of 20 feet in width;
all structures must be within 300 feet of an approved fire hydrant, and entrances
to any dwelling unit or guest room shall not be more than 150 feet in distance in
horizontal travel from the edge of the roadway of an improved street or approved
fire lane.

i. The Fire Department may require additional vehicular access where buildings
exceed 28 feet in height.

j. Smoke Vents may be required where roof access is not possible; location and
number of vents to be determined at Plan Review.

k. Site plans shall include all overhead utility lines adjacent to the site.

l. Any roof elevation changes in excess of 3 feet may require the installation of ships
ladders.

m. Provide Fire Department pathway front to rear with access to each roof deck via
gate or pony wall less than 36 inches.

n. Building designs for multi-storied residential buildings shall incorporate at least one
access stairwell off the main lobby of the building; But, in no case greater than
150ft horizontal travel distance from the edge of the public street, Private Street or
Fire Lane. This stairwell shall extend onto the roof.

0. Where rescue window access is required, provide conditions and improvements
necessary to meet accessibility standards as determined by the Los Angeles Fire
Department.

p. Any required fire hydrants to be installed shall be fully operational and accepted

by the Fire Department prior to any building construction.

g. Adequate off-site public and on-site private fire hydrants may be required. Their
number and location to be determined after the Fire Department’s review of the
plot plan.

DEPARTMENT OF WATER AND POWER
10. Satisfactory arrangements shall be made with the Los Angeles Department of Water and

Power (LADWP) for compliance with LADWP’s Water System Rules and requirements.
Upon compliance with these conditions and requirements, LADWP’s Water Services
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Organization will forward the necessary clearances to the Bureau of Engineering. (This
condition shall be deemed cleared at the time the City Engineer clears Condition No. S-

1.(c).)

BUREAU OF STREET LIGHTING — SPECIFIC CONDITIONS

Street Lighting clearance for this Street Light Maintenance Assessment District condition is
conducted at 1149 S. Broadway Suite 200. Street Lighting improvement condition clearance will
be conducted at the Bureau of Engineering District office, see condition S-3. (c).

11. Prior to the recordation of the final map or issuance of the Certificate of Occupancy (C of
0), street lighting improvement plans shall be submitted for review and the owner shall
provide a good faith effort via a ballot process for the formation or annexation of the
property within the boundary of the development into a Street Lighting Maintenance
Assessment District.

BUREAU OF SANITATION

12. Wastewater Collection Systems Division of the Bureau of Sanitation has inspected the
sewer/storm drain lines serving the subject tract and found no potential problems to their
structure or potential maintenance problem, as stated in the memo dated November 22,
2022. Upon compliance with its conditions and requirements, the Bureau of Sanitation,
Wastewater Collection Systems Division will forward the necessary clearances to the
Bureau of Engineering. (This condition shall be deemed cleared at the time the City
Engineer clears Condition No. S-1. (d).)

INFORMATION TECHNOLOGY AGENCY

13. To assure that cable television facilities will be installed in the same manner as other
required improvements, please email ita.cabletvclearance@lacity.org which provides an
automated response with the instructions on how to obtain the Cable TV clearance. The
automated response also provides the email address of three people in case the
applicant/owner has any additional questions.

DEPARTMENT OF RECREATION AND PARKS

14. That the Park Fee paid to the Department of Recreation and Parks be calculated as a
Subdivision (Quimby in-lieu) fee.

URBAN FORESTRY DIVISION AND THE DEPARTMENT OF CITY PLANNING

15. Project shall preserve all healthy mature street trees wherever possible. All feasible
alternatives in project design should be considered and implemented to retain healthy
mature street trees. A permit is required for the removal of any street tree and shall be
replaced 2:1 as approved by the Board of Public Works and Urban Forestry Division.

16. Plant street trees at all feasible planting locations within dedicated streets as directed and
required by the Bureau of Street Services, Urban Forestry Division. All tree plantings shall
be installed to current tree planting standards when the City has previously been paid for
tree plantings. The subdivider or contractor shall notify the Urban Forestry Division at:
(213) 847 — 3077 upon completion of construction for tree planting direction and
instructions.
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Note: Removal of street trees requires approval from the Board of Public Works. All projects
must have environmental (CEQA) documents that appropriately address any removal and
replacement of street trees. Contact Urban Forestry Division at: (213) 847 — 3077 for tree
removal permit information.

DEPARTMENT OF CITY PLANNING - SITE SPECIFIC CONDITIONS

Clearances may be conducted at the Figueroa, Valley, or West Los Angeles Development
Services Centers. To clear conditions, an appointment is required, which can be requested at
planning.lacity.org.

17. Prior to the recordation of the final map, the subdivider shall prepare and execute a
Covenant and Agreement (Planning Department General Form CP-6770) in a manner
satisfactory to the Planning Department, binding the subdivider and all successors to the
following:

a. Limit the proposed development to a maximum of four (4) small lots.

b. A Certificate of Occupancy (temporary or final) for the building(s) in Parcel Map
No. AA-2022-1157-PMLA-SL-HCA shall not be issued until after the final map has
been recorded.

C. That the subdivider shall comply with the Exposition Corridor Transit
Neighborhood Plan prior to the issuance of a building or grading permit.

d. Provide a minimum of 2 covered off-street parking spaces per dwelling unit.

e. Note to City Zoning Engineer and Plan Check. The Advisory Agency has
considered the following setbacks in conjunction with the approved map. Minor
deviations to the map’s setbacks are allowed in the event that such deviations are
necessary in order to accommodate other conditions of approval as required by
other City agencies. In no event shall the setback from the perimeter boundary of
the subdivision measure less than the yards required pursuant to LAMC Section

12.22 C,27:
(i) Setbacks shall be permitted as follows:
Setback Matrix
Parcel No. Front 1 Front 2 Side 1 Side 2
A 5 (SE) 5 (NW) 5 (SW) 0.33’ (NE)
B 5’ (SE) 5 (NW) 0.33’ (SW) | 0.33' (NE)
C 5 (NW) 5’ (SE) 0.33 (SW) | 0.33 (NE)
D 5 (NW) 5’ (SE) 0.33’ (SW) | 18.08' (NE)
d. That prior to issuance of a certificate of occupancy, a minimum 6-foot-high
slumpstone or decorative masonry wall shall be constructed adjacent to
neighboring residences, if no such wall already exists, except in required front
yard.
e. That a solar access report shall be submitted to the satisfaction of the Advisory

Agency prior to obtaining a grading permit.
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f.

That the subdivider consider the use of natural gas and/or solar energy and consult
with the Department of Water and Power and Southern California Gas Company
regarding feasible energy conservation measures.

INDEMNIFICATION AND REIMBURSEMENT OF LITIGATION COSTS.
Applicant shall do all of the following:

(i) Defend, indemnify and hold harmless the City from any and all actions
against the City relating to or arising out of, in whole or in part, the City’s
processing and approval of this entitlement, including but not limited to, an
action to attack, challenge, set aside, void or otherwise modify or annul the
approval of the entitlement, the environmental review of the entitlement, or
the approval of subsequent permit decisions, or to claim personal property
damage, including from inverse condemnation or any other constitutional
claim.

(i) Reimburse the City for any and all costs incurred in defense of an action
related to or arising out of, in whole or in part, the City’s processing and
approval of the entitlement, including but not limited to payment of all court
costs and attorney’s fees, costs of any judgments or awards against the
City (including an award of attorney’s fees), damages, and/or settlement
costs.

(iii) Submit an initial deposit for the City’s litigation costs to the City within 10
days’ notice of the City tendering defense to the Applicant and requesting
a deposit. The initial deposit shall be in an amount set by the City
Attorney’s Office, in its sole discretion, based on the nature and scope of
action, but in no event shall the initial deposit be less than $50,000. The
City’s failure to notice or collect the deposit does not relieve the Applicant
from responsibility to reimburse the City pursuant to the requirement in
paragraph (ii).

(iv) Submit supplemental deposits upon notice by the City. Supplemental
deposits may be required in an increased amount from the initial deposit if
found necessary by the City to protect the City’s interests. The City’s failure
to notice or collect the deposit does not relieve the Applicant from
responsibility to reimburse the City pursuant to the requirement in
paragraph (ii).

(v) If the City determines it necessary to protect the City’s interest, execute an
indemnity and reimbursement agreement with the City under terms
consistent with the requirements of this condition.

The City shall notify the applicant within a reasonable period of time of its receipt
of any action and the City shall cooperate in the defense. If the City fails to notify
the applicant of any claim, action, or proceeding in a reasonable time, of if the City
fails to reasonably cooperate in the defense, the applicant shall not thereafter be
responsible to defend, indemnify or hold harmless the City.

The City shall have the sole right to choose its counsel, including the City
Attorney’s office or outside counsel. At its sole discretion, the City may participate
at its own expense in the defense of any action, but such participation shall not
relieve the applicant of any obligation imposed by this condition. In the event the
Applicant fails to comply with this condition, in whole or in part, the City may
withdraw its defense of the action, void its approval of the entitiement, or take any
other action. The City retains the right to make all decisions with respect to its
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representations in any legal proceeding, including its inherent right to abandon or
settle litigation.

For purposes of this condition, the following definitions apply:

“City” shall be defined to include the City, its agents, officers, boards,
commissions, committees, employees, and volunteers.

“Action” shall be defined to include suits, proceedings (including those held
under alternative dispute resolution procedures), claims, or lawsuits.
Action includes actions, as defined herein, alleging failure to comply with
any federal, state or local law.

Nothing in the definitions included in this paragraph are intended to limit the rights
of the City or the obligations of the Applicant otherwise created by this condition.

h. A Community Maintenance Agreement shall be prepared, composed of all property
owners, to maintain all common areas such as trees, landscaping, trash, parking,
community driveway, walkways, monthly service for private fire hydrant (if
required), etc. Each owner and future property owners shall automatically become
party to the agreement and shall be subject to a proportionate share of the
maintenance. The Community Maintenance Agreement shall be recorded as a
Covenant and Agreement to run with the land. The subdivider shall submit a copy
of this Agreement, once recorded, to the Planning Department for placement in the
tract file.

i. That copies of all recorded Covenant and Agreement(s) for all reciprocal private
easements shall be submitted to the Planning Department for placement in the
tract file.

18. The small lot subdivision shall conform to the plans stamped Exhibit A and approved by
the Director of Planning under Case No. ADM-2022-5099-SLD-HCA. In the event the
Advisory Agency modifies Parcel Map No. AA-2022-1157-PMLA-SL-HCA in a manner that
is inconsistent with the stamped plans, the subdivider shall submit revised plans in
substantial conformance with the approved map to the satisfaction of the Advisory Agency,
for inclusion in the case file, and prior to the issuance of a building permit

19. That prior to the issuance of the building permit or the recordation of the final map, a copy
of the Case No. APCW-2022-1156-SPE-HCA shall be submitted to the satisfaction of the
Advisory Agency. In the event that Case No. APCW-2022-1156-SPE-HCA is not
approved, the subdivider shall submit a tract modification.

DEPARTMENT OF CITY PLANNING - STANDARD SMALL LOT CONDITIONS

SL-1. That approval of this tract constitutes approval of model home uses, including a sales
office and off-street parking. If models are constructed under this tract approval, the
following conditions shall apply:

1. Prior to recordation of the final map, the subdivider shall submit a plot plan for
approval by the Development Services Center of the Department of City Planning
showing the location of the model dwellings, sales office and off-street parking.
The sales office must be within one of the model buildings.
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2.

All other conditions applying to Model Dwellings under Section 12.22A, 10 and 11
and Section 17.05 O of the Code shall be fully complied with satisfactory to the
Department of Building and Safety.

SL-2. That a landscape plan, prepared by a licensed landscape architect, be submitted to and
approved by the Advisory Agency in accordance with CP-6730 prior to obtaining any
grading or building permits before the recordation of the final map. The landscape plan
shall identify tree replacement on a 1:1 basis by a minimum of 24-inch box trees for the
unavoidable loss of desirable trees on the site.

In the event the subdivider decides not to request a permit before the recordation of the
final map, a covenant and agreement satisfactory to the Advisory Agency guaranteeing
the submission of such plan before obtaining any permit shall be recorded.

BUREAU OF ENGINEERING - STANDARD CONDITIONS

S-1.

(@)

(c)

That the sewerage facilities charge be deposited prior to recordation of the final
map over all of the tract in conformance with Section 64.11.2 of the Los Angeles
Municipal Code (LAMC).

That survey boundary monuments be established in the field in a manner
satisfactory to the City Engineer and located within the California Coordinate
System prior to recordation of the final map. Any alternative measure approved by
the City Engineer would require prior submission of complete field notes in support
of the boundary survey.

That satisfactory arrangements be made with both the Water System and the
Power System of the Department of Water and Power with respect to water mains,
fire hydrants, service connections and public utility easements.

That any necessary sewer, street, drainage and street lighting easements be
dedicated. In the event it is necessary to obtain off-site easements by separate
instruments, records of the Bureau of Right-of-Way and Land shall verify that such
easements have been obtained. The above requirements do not apply to
easements of off-site sewers to be provided by the City.

That drainage matters be taken care of satisfactory to the City Engineer.

That satisfactory street, sewer and drainage plans and profiles as required,
together with a lot grading plan of the tract and any necessary topography of
adjoining areas be submitted to the City Engineer.

That any required slope easements be dedicated by the final map.

That each lot in the tract complies with the width and area requirements of the
Zoning Ordinance.

That 1-foot future streets and/or alleys be shown along the outside of incomplete
public dedications and across the termini of all dedications abutting unsubdivided
property. The 1-foot dedications on the map shall include a restriction against their
use of access purposes until such time as they are accepted for public use.
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S-2.

S-3.

()

(k)
()

That any 1-foot future street and/or alley adjoining the tract be dedicated for public
use by the tract, or that a suitable resolution of acceptance be transmitted to the
City Council with the final map.

That no public street grade exceeds 15%.

That any necessary additional street dedications be provided to comply with the
Americans with Disabilities Act (ADA) of 1990.

That the following provisions be accomplished in conformity with the improvements
constructed herein:

(@)

(e)

Survey monuments shall be placed and permanently referenced to the satisfaction
of the City Engineer. A set of approved field notes shall be furnished, or such work
shall be suitably guaranteed, except where the setting of boundary monuments
requires that other procedures be followed.

Make satisfactory arrangements with the Department of Traffic with respect to
street name, warning, regulatory and guide signs.

All grading done on private property outside the tract boundaries in connection with
public improvements shall be performed within dedicated slope easements or by
grants of satisfactory rights of entry by the affected property owners.

All improvements within public streets, private streets, alleys and easements shall
be constructed under permit in conformity with plans and specifications approved
by the Bureau of Engineering.

Any required bonded sewer fees shall be paid prior to recordation of the final map.

That the following improvements are either constructed prior to recordation of the final
map or that the construction is suitably guaranteed:

Construct on-site sewers to serve the tract as determined by the City Engineer.
Construct any necessary drainage facilities.

Install street lighting facilities to serve the tract as required by the Bureau of Street
Lighting.

(1) Construct new street lights; two (2) on Tennessee Avenue and one (1) on
Tennessee Place.

Notes:
The quantity of street lights identified may be modified slightly during the
plan check process based on illumination calculations and equipment
selection.

Conditions set: 1) in compliance with a Specific Plan, 2) by LADOT, or 3)
by other legal instrument excluding the Bureau of Engineering condition S-
3 (i), requiring an improvement that will change the geometrics of the public
roadway or driveway apron may require additional or the reconstruction of
street lighting improvements as part of that condition.
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(d)

NOTES:

Plant street trees and remove any existing trees within dedicated streets or
proposed dedicated streets as required by the Street Tree Division of the Bureau
of Street Maintenance. All street tree plantings shall be brought up to current
standards. When the City has previously been paid for tree planting, the subdivider
or contractor shall notify the Urban Forestry Division ((213) 847-3077) upon
completion of construction to expedite tree planting.

Repair or replace any off-grade or broken curb, gutter and sidewalk satisfactory to
the City Engineer.

Construct access ramps for the handicapped as required by the City Engineer.
Close any unused driveways satisfactory to the City Engineer.

Construct any necessary additional street improvements to comply with the 2010
Americans with Disabilities Act (ADA) Standards for Accessible Design.

That the following improvements are either constructed prior to recordation of the
final map or that the construction is suitably guaranteed:

(1) Improve Tennessee Place adjoining the subdivision by the removal of the
curb and construction of a new integral curb and gutter at existing curb
alignment; a new 5-foot wide concrete sidewalk adjacent to the property
line, the sidewalk can be 3-foot wide and meandering to preserve the street
trees (provide sidewalk easement if necessary), and landscaping of the
border areas; including any necessary removal and reconstruction of
existing improvements.

(2) Improve Tennessee Avenue adjoining the subdivision by the removal of the
curb and construction of a new integral curb and gutter at existing curb
alignment, a new 5-foot wide concrete sidewalk adjacent to the property
line, the sidewalk can be 3-foot wide and meandering to preserve the street
trees (provide sidewalk easement if necessary), and landscaping of the
border areas; including any necessary removal and reconstruction of
existing improvements.

(3) Construct the necessary on-site mainline and house connection sewers
satisfactory to the City Engineer.

The Advisory Agency approval is the maximum number of units permitted under the parcel map
action. However the existing or proposed zoning may not permit this number of units.

Any removal of the existing street trees shall require Board of Public Works approval.

Satisfactory arrangements shall be made with the Los Angeles Department of Water and Power,
Power System, to pay for removal, relocation, replacement or adjustment of power facilities due
to this development. The subdivider must make arrangements for the underground installation of
all new utility lines in conformance with Section 17.05-N of the Los Angeles Municipal Code

(LAMC).
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The final map must be recorded within 36 months of this approval, unless a time extension is
granted before the end of such period.

The Advisory Agency hereby finds that this tract conforms to the California Water Code, as
required by the Subdivision Map Act.

The subdivider should consult the Department of Water and Power to obtain energy saving design
features which can be incorporated into the final building plans for the subject development. As
part of the Total Energy Management Program of the Department of Water and Power, this no-
cost consultation service will be provided to the subdivider upon his request.

FINDINGS OF FACT (CEQA)

The City of Los Angeles determined based on the whole of the administrative record, that the
Project is exempt from CEQA pursuant to CEQA Guidelines Article 19, Section 15332 (Class 32),
and that there is no substantial evidence demonstrating that an exception to a categorical
exemption pursuant to CEQA Guidelines, Section 15300.2 applies, under Case No. ENV-2022-
1158-CE.

FINDINGS OF FACT (SUBDIVISION MAP ACT)

In connection with the approval of Parcel Map No. AA-2022-1157-PMLA-SL-HCA the Advisory
Agency of the City of Los Angeles, pursuant to Sections 66473.1, 66474.60, .61 and .63 of the
State of California Government Code (the Subdivision Map Act), makes the prescribed findings
as follows:

(a) THE PROPOSED MAP WILL BE/IS CONSISTENT WITH APPLICABLE GENERAL AND
SPECIFIC PLANS.

The Land Use Element of the General Plan consists of the 35 Community Plans within the
City of Los Angeles. The Community Plans establish goals, objectives, and policies for
future developments at a neighborhood level. Additionally, through the Land Use Map, the
Community Plan designates parcels with a land use designation and zone. The Land Use
Element is further implemented through the Los Angeles Municipal Code (LAMC). The
zoning regulations contained within the LAMC regulates, but is not limited to, the maximum
permitted density, height, parking, and the subdivision of land. The site is located within
the Exposition Corridor Transit Neighborhood Plan Specific Plan (“Expo TNP”) Subarea
12, which contains additional development standards and environmental standards
subject to review through Administrative Clearance, however the applicant requests a
Specific Plan Exception pursuant to LAMC Section 11.5.7.F to allow reduced front yards
of 5 feet in lieu of the 15 feet otherwise required by Expo TNP Section 4.3.1.A.2 (Case
No. APCW-2022-1156-SPE-HCA), which is currently pending. If the Specific Plan
Exception is granted, it would permit the reduced front yards as shown in the parcel map
stamp-dated October 27, 2022.

The subdivision of land is regulated pursuant to Article 7 of the LAMC. Pursuant to LAMC
Section 17.50, parcel maps are to be designed in conformance with the parcel map
regulations to ensure compliance with the various elements of the General Plan, including
the Zoning Code. Additionally, the maps are to be designed in conformance with the Street
Standards established pursuant to LAMC Section 17.05 B. The project site is located
within the West Los Angeles Community Plan, which designates the site with a Medium
Residential land use designation. The land use designation lists the R3 Zone as the
corresponding zone. The Project Site is zoned R3(EC), which is consistent with the land
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use designation per the community plan. The R3(EC) Zone allows R3 density with the
exception that the minimum lot area per dwelling unit shall be 1,200 square feet; therefore
the site would be permitted a maximum of six (6) dwelling units. As shown on the parcel
map, the Project proposes to subdivide the project site into four (4) small lots, pursuant to
LAMC Section 12.22 C,27, which is consistent with the density permitted by the zone. In
addition, Expo TNP Section 2.4.1 allows a base height of 45 feet for the R3(EC) Zone; the
project proposes building heights of 45 feet which is consistent with the height allowed by
the Expo TNP.

Pursuant to LAMC Section 17.51 A, a preliminary parcel map is not required to be
prepared by a licensed land surveyor or registered civil engineer but is required to contain
information regarding the boundaries of the project site, as well as the abutting public
rights-of-way, hillside contours for hillside properties, location of existing buildings, existing
and proposed dedication, and improvements of the tract map. The parcel map indicates
the parcel map number, notes, legal description, contact information for the owner,
applicant, and engineer, as well as other pertinent information as required by LAMC
Section 17.51 A. The parcel map was prepared by a licensed land surveyor (Christopher
W. Vassallo, License No. 8418). Therefore, the proposed map demonstrates compliance
with LAMC Sections 17.05 C, 17.06 B, and 12.22 C,27 and is consistent with the
applicable General Plan.

THE DESIGN OR IMPROVEMENT OF THE PROPOSED SUBDIVISION IS
CONSISTENT WITH APPLICABLE GENERAL AND SPECIFIC PLANS.

For purposes of a subdivision, design and improvement is defined by Section 66418 and
66419 of the Subdivision Map Act and LAMC Section 17.02. Design refers to the
configuration and layout of the proposed lots in addition to the proposed site plan layout.
Pursuant to Section 66427(a) of the Subdivision Map Act, the location of the buildings is
not considered as part of the approval or disapproval of the map by the Advisory Agency.
Easements and/or access and “improvements” refers to the infrastructure facilities serving
the subdivision. LAMC Section 17.50 and 17.05 enumerates the design standards for a
parcel map and requires that each map be designed in conformance with the Street
Design Standards and in conformance with the General Plan. As indicated in Finding (a),
LAMC Section 17.05 C requires that the parcel map be designed in conformance with the
zoning regulations of the project site. As the project site is zoned R3(EC) within the Expo
TNP, the Expo TNP Specific Plan would permit a maximum of six (6) dwellings on the
approximately 7,461 square-foot site. As the map is proposed for a small lot subdivision
for four (4) small lots, it is consistent with the density permitted by the zone.

The parcel map was distributed to and reviewed by the various city agencies of the
Subdivision Committee that have the authority to make dedication, and/or improvement
recommendations. The Bureau of Engineering reviewed the parcel map for compliance
with the Street Design Standards. The Bureau of Engineering has recommended
dedication and/or improvements to the public right-of-way along Tennessee Place and
Tennessee Avenue, consistent with the standards of the Mobility Element. In addition, the
Bureau of Engineering has recommended the construction of the necessary on-site
mainline sewers and all necessary street improvements will be made to comply with the
Americans with Disabilities Act (ADA) of 2010. In addition, the Bureau of Street Lighting
has recommended the construction of two (2) new street lights on Tennessee Avenue and
one (1) new street light on Tennessee Place. As conditioned, the design and
improvements of the proposed subdivision are consistent with the applicable General
Plan.
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(c)

THE SITE IS PHYSICALLY SUITABLE FOR THE TYPE OF DEVELOPMENT.

The subject site is a level, triangular-shaped site comprised of two (2) parcels, consisting
of 7,461 square feet of lot area. The subject site is currently developed with a one-story
single-family dwelling with nine (9) non-protected trees encroaching along the public right
of way. The proposed Project would demolish the existing structures for the small lot
subdivision resulting in four (4) small lots and construction of four (4) small lot homes. The
project assumes a worst-case scenario of removing all street trees, in the event of changes
to the right-of-way improvement plans after approval of the environmental clearance.
However, this environmental analysis does not authorize the removal of any street trees
without prior approval of Urban Forestry, in compliance with LAMC Sections 62.169 and
62.170 and their applicable findings. The project may involve the removal of up to nine (9)
non-protected trees along the public right-of-way. As provided under Condition No. S-3(i),
the Bureau of Engineering has conditioned the project to preserve the existing street trees
by providing a sidewalk that can be 3 feet minimum and meandering to preserve the street
trees. The project site is located within the 1.57 kilometers (0.97 miles) from the Santa
Monica Fault, but is not located within the Alquist-Priolo Fault Zone. The site is not located
within a designated hillside area or within the BOE Special Grading Area. The site is not
located within a high fire hazard severity zone, flood zone, landslide, methane, or tsunami
inundation zone. The site is located within a liquefaction zone and will be required to
comply with all applicable regulations as it pertains to development within a liquefaction
zone. The parcel map has been approved contingent upon the satisfaction of the
Department of Building and Safety, Grading Division (Soils Report Approval Letter dated
February 17, 2022, Log No. 120346) prior to the recordation of the map and issuance of
any permits. Prior to the issuance of any permits, the project would be required to be
reviewed and approved by the Department of Building and Safety and the Fire
Department. The site is not identified as having hazardous waste or past remediation. The
site is within Flood Zone Type C, which denotes areas outside the flood zone. The site is
not subject to the Specific Plan for the Management of Flood Hazards (floodways,
floodplains, mud prone areas, coastal high-hazard and flood-related erosion hazard
areas). Therefore, the site will be physically suitable for the proposed type of development.

THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED DENSITY OF
DEVELOPMENT.

Surrounding properties are zoned R3(EC) and developed with single-family dwellings.
Abutting properties to the west are improved with one-story single-family dwellings.
Properties across Tennessee Place to the south and Tennessee Avenue to the north are
improved with one- and two-story single-family dwellings. Further south along Pico
Boulevard are one-story commercial uses, a three-story office building, and a five-story
apartment building in the C2-1VL zone.

The Project proposes to construct four (4) small lot homes, which would be three stories
with a maximum height of 45 feet. As proposed, the density and height are consistent with
the zone and land use designation, which would permit a maximum of six (6) dwelling
units and a height of 45 feet. The parcel map has been approved contingent upon the
satisfaction of the Department of Building and Safety, Grading Division (Soils Report
Approval Letter dated February 17, 2022, Log No. 120346) prior to the recordation of the
map and issuance of any permits. Additionally, prior to the issuance of a demolition,
grading, or building permit, the project would be required to comply with conditions herein
and applicable requirements of the LAMC. As conditioned the proposed parcel map is
physically suitable for the proposed density of the development.
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(e)

THE DESIGN OF THE SUBDIVISION OR THE PROPOSED IMPROVEMENTS ARE NOT
LIKELY TO CAUSE SUBSTANTIAL ENVIRONMENTAL DAMAGE OR SUBSTANTIALLY
AND AVOIDABLY INJURE FISH OR WILDLIFE OR THEIR HABITAT.

The subject site is currently developed with a one-story single-family dwelling with nine (9)
non-protected trees encroaching along the public right of way. As provided under
Condition No. S-3(i), the Bureau of Engineering has conditioned the project to preserve
the existing street trees by providing a sidewalk that can be 3 feet minimum and
meandering to preserve the street trees; therefore, no (0) street trees will be removed.
The surrounding area is presently developed with structures. Neither the project site nor
the surrounding area provides a natural habitat for fish or wildlife. It has been determined
that the project and the design of the subdivision and proposed improvements will not
cause substantial environmental damage or injury to wildlife or their habitat.

THE DESIGN OF THE SUBDIVISION OR TYPE OF IMPROVEMENTS IS NOT LIKELY
TO CAUSE SERIOUS PUBLIC HEALTH PROBLEMS.

There appears to be no potential public health problems caused by the design or
improvement of the proposed subdivision. The development is required to be connected
to the City's sanitary sewer system, where the sewage will be directed to the LA Hyperion
Treatment Plant, which has been upgraded to meet statewide ocean discharge standards.
The Bureau of Engineering has reported that the proposed subdivision does not violate
the existing California Water Code because the subdivision will be connected to the public
sewer system and will have only a minor incremental impact on the quality of the effluent
from the Hyperion Treatment Plant.

THE DESIGN OF THE SUBDIVISION OR THE TYPE OF IMPROVEMENTS WILL NOT
CONFLICT WITH EASEMENTS, ACQUIRED BY THE PUBLIC AT LARGE, FOR
ACCESS THROUGH OR USE OF PROPERTY WITHIN THE PROPOSED
SUBDIVISION.

As required by LAMC Section 12.03, the project site has a minimum of 20 feet of frontage
along Tennessee Place and Tennessee Avenue, which are public streets. The project site
consists of a parcel identified as Lot Nos. 7 and VAC ORD 140880 of Tract 11968 and is
identified by the Assessor Parcel Map No. 4259-037-003. There are no known easements
acquired by the public at large for access through or use of the property within the
proposed subdivision, as identified on the parcel map. Necessary easements for utilities
will be acquired by the City prior to the recordation of the proposed parcel map.

Therefore, the design of the subdivision and the proposed improvements would not conflict
with easements acquired by the public at large for access through or use of the property
within the proposed subdivision.

THE DESIGN OF THE PROPOSED SUBDIVISION SHALL PROVIDE, TO THE EXTENT
FEASIBLE, FOR FUTURE PASSIVE OR NATURAL HEATING OR COOLING
OPPORTUNITIES IN THE SUBDIVISION. (REF. SECTION 66473.1)

In assessing the feasibility of passive or natural heating or cooling opportunities in the
proposed subdivision design, the applicant has prepared and submitted materials which
consider the local climate, contours, configuration of the parcel(s) to be subdivided and
other design and improvement requirements.
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Providing for passive or natural heating or cooling opportunities will not result in reducing
allowable densities or the percentage of a lot which may be occupied by a building or
structure under applicable planning and zoning in effect at the time the tentative map was
filed.

The lot layout of the subdivision has taken into consideration the maximizing of the
north/south orientation.

The topography of the site has been considered in the maximization of passive or natural
heating and cooling opportunities.

In addition, prior to obtaining a building permit, the subdivider shall consider building
construction techniques, such as overhanging eaves, location of windows, insulation,
exhaust fans; planting of trees for shade purposes and the height of the buildings on the
site in relation to adjacent development.

These findings shall apply to both the tentative and final maps for Parcel Map No. AA-2022-1157-
PMLA-SL-HCA.

THE FOLLOWING NOTES ARE FOR INFORMATIONAL PURPOSES AND ARE NOT
CONDITIONS OF APPROVAL OF THIS PARCEL MAP:

Satisfactory arrangements shall be made with the Los Angeles Department of Water and Power,
Power System, to pay for removal, relocation, replacement or adjustment of power facilities due
to this development. The subdivider must make arrangements for the underground installation of
all new utility lines in conformance with Section 17.05-N of the Los Angeles Municipal Code
(LAMC).

Note: The above action shall become effective upon the decision date noted at the top of this
letter unless an appeal has been submitted to the Central Area Planning Commission within 15
calendar days of the decision date. If you wish to file an appeal, it must be filed within 15 calendar
days from the decision date as noted in this letter. For an appeal to be valid to the City Planning
Commission, it must be accepted as complete by the City Planning Department and appeal fees
paid, prior to expiration of the above 15-day time limit. Such appeal must be submitted on Master
Appeal Form No. CP-7769 at the Department’s Public Offices, located at:

Figueroa Plaza Marvin Braude San Fernando

201 North Figueroa Street Valley Constituent Service Center
4th Floor 6262 Van Nuys Boulevard, Room 251

Los Angeles, CA 90012 Van Nuys, CA 91401

(213) 482-7077 (818) 374-5050

West Los Angeles

Development Service Center

1828 Sawtelle Boulevard, 2nd Floor
Los Angeles, CA 90025

(310) 231-2901

*Appeal forms are available on-line at www.planning.lacity.org.
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Pursuant to Ordinance 176,321, effective January 15, 2005, Parcel Map determinations are only
appealable to the Area Planning Commission. There is no longer a second level of appeal to the
City Council for Parcel Map actions of the Advisory Agency.

The time in which a party may seek judicial review of this determination is governed by California
Code of Civil Procedure Section 1094.6. Under that provision, a petitioner may seek judicial
review of any decision of the City pursuant to California Code of Civil Procedure Section 1094.5,
only if the petition for writ of mandate pursuant to that section is filed no later than the 90th day
following the date on which the City’s decision becomes final, including all appeals, if any.

No sale of separate parcels is permitted prior to recordation of the final parcel map. The owner
is advised that the above action must record within 36 months of this approval, unless an
extension of time is granted before the end of such period. No requests for time extensions or
appeals received by mail shall be accepted.

VINCENT P. BERTONI, AICP
Advisory Agency

——nlll

SERGIO IBARRA
Deputy Advisory Agency

SI:MS:CC
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CALIFORNIA, AS PER WAP RECORDEO N BDOK
226, PAGE 5 OF MAPS, IN THE OFFICE OF
THE COUNTY RECOROER OF SAID COUNTY.
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AVENUE AND TENNESSEE PLACE AT THEIRR
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1970 AS INSTRUMENT NO. 3269 AND
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APN. 4258-037—-003.

TENNESSEE PLACE LLC
/0 MICHAEL UBRUSH
11835 TENESSEE PRACE, LOS ANGELES, CA 9006
CELL: 424-358-1085

MICHAEL@MOMBUILDERS.COM

PACIFIC LAND CONSLILTANTS, INC,
CHRISTOPHER W. VASSALLD, P.LS,
UC. No. LS 3418, EXP. 12-31-2022
28440 HIGHRIDGE ROAD, SWTE 230
ROLLING HILLS ESTATES, CA 90274
(310)544~25688
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EXHIBIT C

MAPS AND PHOTOS

C1 — Vicinity Map
C2 — Radius Map
C3 — ZIMAS Parcel Profile Report

C4 — Site Photos
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11835 W TENNESSEE PL

ZIECODES
90084

RECENT ACTIVITY

None

CASE NUMBERS
CPC-2018-7546-CPU
CPC-2014-1457-SP
CPC-2013-621-ZC-GPA-SP
CPC-2009-1536-CPU
CPC-2005-8252-CA
ORD-186402

ORD-186108

ORD-185671

ORD-171492

ORD-171227

ORD-163205
ENV-2014-1458-EIR-SE-CE
ENV-2013-622-EIR
ENV-2009-1537-EIR
ENV-2005-8253-ND

T T —

PIN Nu;nber
Lot/Parcel Area (Calculated)
Thomas Brothers Grid
Assessor Parcel No. (APN)
Tract

Map Reference

Block

Lot

Arb (Lot Cut Reference)
Map Sheet

ity Plan Area

Corﬁmun M
Area Planning Commission
Neighborhood Council
Council District

Census Tract #

LADBS District Office

Review

APCW 20 22

City of Los Angeles
Department of City Planning

2/7/2022
PARCEL PROFILE REPORT

123B149 743
6,400.5 (sq it)

PAGE 632 - GRID A7
4259037003

TR 11968

M B 226-5

None

7

None

1238149

West Los Angeles

West Los Angeles

West Los Angeles Sawtelle
CD 11 - Mike Bonin
2676.00

West Los Angeles

None

Special Notes
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General Plan Land Use
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Historic Preservation Review
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CDO: Community Design Overlay
CPIO: Community Plan Imp. Overlay

Subarea
CUGU: Clean Up-Green Up

None
R3(EC)

Z|-2192 Specific Pian: West Los Angeles Transportation Improvement

and Mitigation
2Z1-2490 Specific Plan: Exposition Corridor Transit Neighborhood Plan
21-2452 Transit Priority Area in the City of Los Angeles

ZI-2427 Freeway Adjacent Advisory Notice for Sensitive Uses

21-2462 Modifications to SF Zones and SF Zone Hillside Area
Regulations

Medium Residential

Yes

No
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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.!acity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.
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HCR: Hiliside Construction Regulation
NSO: Neighborhood Stabilization Overlay
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RFA: Residential Floor Area District
RIO: River Implementation Overlay
SN: Sign District
Streetscape
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Affordable Housing Linkage Fee
Residential Market Area
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RPA: Redevelopment Project Area
Central City Parking
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Building Line
500 Ft School Zone
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Use Code
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Area Not Mapped
YES

No

No

Outside Flood Zone
No

No

None

No

No

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
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.
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CASE SUMMARIES

Note: Information for case summaries is retrieved from the Planning Department's Plan Case Tracking System (PCTS) database.
iCage Number. CPC-2018-7546-CPU

Required Action(s): CPU-COMMUNITY PLAN UPDATE

Project Descriptions(s): ADOPT COMMUNITY PLAN POLICY DOCUMENT, GENERAL PLAN AMENDMENTS, AND ZONE CHANGES TO APPLY RE-CODE
LA ZONING.
CPec-2bi41a57-8p

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

Project Descriptions(s): SPECIFIC PLAN AMENDMENT

Required Action(s): ZC-ZONE CHANGE

GPA-GENERAL PLAN AMENDMENT
SP-SPECIFIC PLAN (INCLUDING AMENDMENTS)

Project Descriptions(s): ZONE CHANGE AND PLAN AMENDMENT FOR THE IMPLEMENTATION OF THE EXPOSITION CORRIDOR TRANSIT
NEIGHBORHOOD PLAN.

- EPC-2009-1536-CRU
Required Action(s): CPU-COMMUNITY PLAN UPDATE

Project Descriptions(s): THE COMMUNITY PLAN WILL IMPLEMENT CHANGES TO ZONING, AMENDMENTS TO LAND USE PLAN DESIGNATIONS AND
ESTABLISH OVERLAY ZONES, AS APPROPRIATE. PLAN AMENDMENTS WILL POTENTIALLY CHANGE OR REFINE PLAN
DESIGNATIONS, FOOTNOTES OR STREET DESIGNATIONS AND MAKE CHANGES TO OTHER CITYWIDE ELEMENTS, AS
NECESSARY. IN CONCERT WITH THE PROPOSED PLAN AMENDMENTS, NEW ZONES MAY BE NECESSARY TO MAINTAIN
PLAN CONSISTENCY TO REGULATE DEVELOPMENT STANDARDS SUCH AS: HEIGHTS OF STRUCTURES, SETBACKS, LOT
COVERAGE, DENSITY AND INTENSITY, OPEN SPACE, USE OF LAND, PARKING AND DESIGN. OVERLAY ZONES, DISTRICTS
AND OTHER PLANS WOULD ADDITIONALLY BE ESTABLISHED TO REGULATE DEVELOPMENT THAT IS CONSISTENT WITH
THE GENERAL PLAN, ENHANCE THE UNIQUE CHARACTER OF NEIGHBORHOODS AND ACCOMMODATE GROWTH. AREAS
OF FOCUSED STUDY WILL INCLUDE, BUT NOT BE LIMITED TO, PROTECTING ESTABLISHED SINGLE FAMILY
NEIGHBORHOODS, PEDESTRIAN AND DESIGN IMPROVEMENTS TO COMMERCIAL CORRIDORS SUCH AS PICO
BOULEVARD, WESTWOOD BOULEVARD, SAWTELLE BOULEVARD, SANTA MONICA BOULEVARD, AND WILSHIRE
BOULEVARD, ENHANCEMENT OF THE WEST LOS ANGELES CIVIC CENTER, MIXED-USE NODES ALONG MAJOR
TRANSPORTATION AND TRANSIT ROUTES, APPROPRIATE LAND USE AND STREETSCAPE IMPROVEMENTS SURROUNDING
FUTURE LIGHT-RAIL (EXPO LINE) TRANSIT STOPS, DESIGN AND USE PLANS FOR INDUSTRIAL DISTRICTS, AND DESIGN
STANDARDS FOR MULTIFAMILY RESIDENTIAL AREAS.

WITHIN THE PALMS STUDY AREA, THE CITY INTENDS TO EXTEND THE LIVABLE BOULEVARDS STUDY BEYOND THE WEST
LOS ANGELES CPA TO CREATE VIABLE COMMERCIAL CENTERS AND RESIDENTIAL NEIGHBORHOODS IN THE PALMS
COMMUNITY AND IMPLEMENT GOALS AND POLICIES IN THE PALMS-MAR VISTA-DEL REY COMMUNITY PLAN AND
FRAMEWORK ELEMENT. WITHIN THE PALMS AREA, IMPROVEMENTS TO THE LOCAL TRANSPORTATION NETWORK FOR
PEDESTRIAN, BICYCLES, AND AUTOS WILL BE RECOMMENDED. ZONING TOOLS SUCH AS OVERLAY DISTRICTS MAY BE
USED IN SELECTED AREAS TO COMPLEMENT STREET ENHANCEMENTS BY IMPROVING BUILDING DESIGN AND
WALKABILITY, RESULTING IN ZONE CHANGES.

, CPC-2005-8252-CA
Required Action(s): CA-CODE AMENDMENT
Project Descriptions(s): AN ORDINANCE ESTABLISHING PERMANENT REGULATIONS IMPLEMENTING THE MELLO ACT IN THE COASTAL ZONE.
T ENV-2014-1458-EIR-SE-CE
Required Action(s): EIR-ENVIRONMENTAL IMPACT REPORT

SE-STATUTORY EXEMPTIONS
CE-CATEGORICAL EXEMPTION
ENVIRONMENTAL IMPACT REPORT

—

Required Action(s): EIR-ENVIRONMENTAL IMPACT REPORT

Project Descriptions(s): ZONE CHANGE AND PLAN AMENDMENT FOR THE IMPLEMENTATION OF THE EXPOSITION CORRIDOR TRANSIT
NEIGHBORHOOD PLAN.

Case Number: ENV-2000-1087-ER
Required Action(s): EIR-ENVIRONMENTAL IMPACT REPORT

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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Project Descriptions(s): THE COMMUNITY PLAan WILL IMPLEMENT CHANGES TO ZONING, AMENDMEN IS TO LAND USE PLAN DESIGNATIONS AND
ESTABLISH OVERLAY ZONES, AS APPROPRIATE. PLAN AMENDMENTS WILL POTENTIALLY CHANGE OR REFINE PLAN
DESIGNATIONS, FOOTNOTES OR STREET DESIGNATIONS AND MAKE CHANGES TO OTHER CITYWIDE ELEMENTS, AS
NECESSARY. IN CONCERT WITH THE PROPOSED PLAN AMENDMENTS, NEW ZONES MAY BE NECESSARY TO MAINTAIN
PLAN CONSISTENCY TO REGULATE DEVELOPMENT STANDARDS SUCH AS: HEIGHTS OF STRUCTURES, SETBACKS, LOT
COVERAGE, DENSITY AND INTENSITY, OPEN SPACE, USE OF LAND, PARKING AND DESIGN. OVERLAY ZONES, DISTRICTS
AND OTHER PLANS WOULD ADDITIONALLY BE ESTABLISHED TO REGULATE DEVELOPMENT THAT IS CONSISTENT WITH
THE GENERAL PLAN, ENHANCE THE UNIQUE CHARACTER OF NEIGHBORHOODS AND ACCOMMODATE GROWTH. AREAS
OF FOCUSED STUDY WILL INCLUDE, BUT NOT BE LIMITED TO, PROTECTING ESTABLISHED SINGLE FAMILY
NEIGHBORHOODS, PEDESTRIAN AND DESIGN IMPROVEMENTS TO COMMERCIAL CORRIDORS SUCH AS PICO
BOULEVARD, WESTWOOD BOULEVARD, SAWTELLE BOULEVARD, SANTA MONICA BOULEVARD, AND WILSHIRE
BOULEVARD, ENHANCEMENT OF THE WEST LOS ANGELES CIVIC CENTER, MIXED-USE NODES ALONG MAJOR
TRANSPORTATION AND TRANSIT ROUTES, APPROPRIATE LAND USE AND STREETSCAPE IMPROVEMENTS SURROUNDING
FUTURE LIGHT-RAIL (EXPO LINE) TRANSIT STOPS, DESIGN AND USE PLANS FOR INDUSTRIAL DISTRICTS, AND DESIGN
STANDARDS FOR MULTIFAMILY RESIDENTIAL AREAS.

WITHIN THE PALMS STUDY AREA, THE CITY INTENDS TO EXTEND THE LIVABLE BOULEVARDS STUDY BEYOND THE WEST
LOS ANGELES CPA TO CREATE VIABLE COMMERCIAL CENTERS AND RESIDENTIAL NEIGHBORHOODS IN THE PALMS
COMMUNITY AND IMPLEMENT GOALS AND POLICIES IN THE PALMS-MAR VISTA-DEL REY COMMUNITY PLAN AND
FRAMEWORK ELEMENT. WITHIN THE PALMS AREA, IMPROVEMENTS TO THE LOCAL TRANSPORTATION NETWORK FOR
PEDESTRIAN, BICYCLES, AND AUTOS WILL BE RECOMMENDED. ZONING TOOLS SUCH AS OVERLAY DISTRICTS MAY BE
USED IN SELECTED AREAS TO COMPLEMENT STREET ENHANCEMENTS BY IMPROVING BUILDING DESIGN AND
WALKABILITY, RESULTING IN ZONE CHANGES.

Required Action(s): ND-NEGATIVE DECLARATION
Project Descriptions(s): AN ORDINANCE ESTABLISHING PERMANENT REGULATIONS IMPLEMENTING THE MELLO ACT IN THE COASTAL ZONE.

DATA NOT AVAILABLE
ORD-186402
ORD-186108
ORD-185671
ORD-1714892
ORD-171227
ORD-163205

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.

zimas.lacity.org | planning.lacity.org
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Address: 11835 W TENNESSEE PL Tract: TR 11968 N
APN: 4259037003 Block: None General Plan: Medium Residential ‘
PIN # 1238149 743 Lot: 7 Wl

Arb: None .
3



LEGEND

GENERALIZED ZONING
B os,Gw
A, RA
RE, RS, R1, RU, RZ, RW1
R2, RD, RMP, RW2, R3, RAS, R4, RS, PVSP

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

I8 CM, MR, CCS, UV, UL, UG, M1, M2, LAX, M3, SL, HJ, HR, NI
P,PB
PF

GENERAL PLAN LAND USE

LAND USE
RESIDENTIAL
Minimum Residential
Very Low / Very Low | Residential
i3 Very Low Il Residential
Low / Low | Residential

i1t Low Il Residential
Low Medium / Low Medium | Residential

Low Medium Il Residential

Medium Residential
[ ] High Medium Residential
[ ] High Density Residential
[ ] Very High Medium Residential
COMMERCIAL
WS Limited Commercial
B8 Limited Commercial - Mixed Medium Residential
[ ] Highway Oriented Commercial
[ ] Highway Oriented and Limited Commercial
3383 Highway Oriented Commercial - Mixed Medium Residential
Neighborhood Office Commercial
[ ] Community Commercial
388 Community Commercial -Mixed High Residential
L] Regional Center Commercial

FRAMEWORK
COMMERCIAL
Neighborhood Commercial
B General Commercial
[ ] Community Commercial
8 Regional Mixed Commercial

INDUSTRIAL
Commercial Manufacturing
Limited Manufacturing
[ ] Light Manufacturing
B Heavy Manufacturing
B Hybrid Industrial
PARKING
' Parking Buffer
PORT OF LOS ANGELES
General / Bulk Cargo - Non Hazardous (Industrial / Commercial)
@ General / Bulk Cargo - Hazard
Commercial Fishing
B Recreation and Commercial
B intermodal Container Transfer Facility Site
LOS ANGELES INTERNATIONAL AIRPORT
Airport Landside / Airport Landside Support
I Airport Airside
B LAX Airport Northside
OPEN SPACE / PUBLIC FACILITIES
- Open Space
25t Public / Open Space
E##® Public / Quasi-Public Open Space
EEHE Other Public Open Space
B rublic Facilities

INDUSTRIAL
Limited Industrial
[ ] Light Industrial



CIRCULATION

STREET

— Collector Scenic Street
—— Collector Street
—— Collector Street (Hillside)
Collector Street (Modified)
------ Collector Street (Proposed)

Country Road
Divided Major Highway Il
Divided Secondary Scenic Highway
Local Scenic Road
Local Street
Ampteinty’ Major Highway (Modified)
Major Highway |

Major Highway I
seietiemy’ \\ajor Highway Il (Modified)

FREEWAYS

Freeway

= Interchange
——— On-Ramp / Off- Ramp
tueet Railroad

== Scenic Freeway Highway

MISC. LINES

Airport Boundary

s=ssseee BusLine

= ===+ Coastal Zone Boundary
Coastline Boundary

+ Collector Scenic Street (Proposed)

Commercial Areas

mumnm  Commercial Center

« + » « Community Redevelopment Project Area
Country Road

x———¢ DWP Power Lines
Desirable Open Space

o Detached Single Family House
Endangered Ridgeline
Equestrian and/or Hiking Trail
Hiking Trail
Historical Preservation
Horsekeeping Area

Local Street

Major Scenic Highway
Major Scenic Highway (Modified)
Major Scenic Highway I

- Mountain Collector Street

Park Road

Parkway

Principal Major Highway
Private Street

Scenic Divided Major Highway I

- Scenic Park

Scenic Parkway

Secondary Highway
Secondary Highway (Modified)
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

Specific Plan Area

Stagecoach Line

Wildlife Corridor



POINTS OF INTEREST

¥ Alternative Youth Hostel (Proposed) »: Horticultural Center ‘é‘ Public Elementary School

A Animal Shelter o Hospital £ ! Public Elementary School (Proposed)
u Area Library =k Hospital (Proposed) t  Public Golf Course

lu Area Library (Proposed) HW House of Worship ? ' Public Golf Course (Proposed)

11 Bridge € Important Ecological Area s Public Housing

A Campground € important Ecological Area (Proposed) ~ Public Housing (Proposed Expansion)
A Campground {Proposed) © Interpretive Center (Proposed) JT1 Public Junior High School

¥ Cemetery _fﬁ Junior College m, Public Junior High School (Proposed)
HW Church [M] MTA / Metrolink Station #i5 Public Middle School

A City Hall [M) MTA Station §H Public Senior High School

,(1 Community Center ® MTA Stop & Public Senior High School (Proposed)
iA Community Library MwD MWD Headquarters & Pumping Station

I/I Community Library (Proposed Expansion) ®&== Maintenance Yard ol Pumping Station (Proposed)

ZIII-} Community Library (Proposed) 4 Municipal Office Building *m Refuse Collection Center

Xt Community Park P Municipal Parking lot a Regional Library
'Xx  Community Park (Proposed Expansion) X Neighborhood Park ’-7- Regional Library (Proposed Expansion)
XY Community Park (Proposed) 44 Neighborhood Park (Proposed Expansion) - Regional Library (Proposed)

@ Community Transit Center _X Neighborhood Park (Proposed) £ Regional Park

ok Convalescent Hospital 1* Oil Collection Center i Regional Park (Proposed)

A Correctional Facility B Parking Enforcement RPD Residential Plan Development

* Cultural / Historic Site (Proposed) H‘Q Police Headquarters A ScenicView Site

8¢ Cultural / Historical Site @ Police Station A Scenic View Site (Proposed)

% Cultural Arts Center @ Police Station (Proposed Expansion) £Bh School District Headquarters
bMvY DMV Office '8 Police Station (Proposed) §¢ School Unspecified Loc/Type (Proposed)
owP DWP i Police Training site * Skill Center

+" DWP Pumping Station PO Post Office ss' Social Services

Equestrian Center % Power Distribution Station ¥ Special Feature

ﬁ Fire Department Headquarters ¥ Power Distribution Station (Proposed) ‘1= Special Recreation (a)

W3 Fire Station £ Power Receiving Station sT: Special School Facility

F_' Fire Station (Proposed Expansion) % Power Receiving Station (Proposed) & Special School Facility (Proposed)
I'.',' Fire Station (Proposed) C Private College -a Steam Plant

'a Fire Supply & Maintenance E Private Elementary School sm Surface Mining

& Fire Training Site A Private Golf Course o8 Trail & Assembly Area

«a Fireboat Station ’} Private Golf Course (Proposed)  Trail & Assembly Area (Proposed)
ok Health Center / Medical Facility JH Private Junior High School UTL Utility Yard

4« Helistop PS Private Pre-School @ Water Tank Reservoir

M Historic Monument 1Xx, Private Recreation & Cultural Facility 4 Wildlife Migration Corridor

%% Historical / Cultural Monument SH Private Senior High School « Wildlife Preserve Gate

™ Horsekeeping Area SF Private Special School

™ Horsekeeping Area (Proposed) £ Public Elementary (Proposed Expansion)



SCHOOLS/PARKS WITH 500 FT. BUFFER

Existing School/Park Site

Aquatic Facilities
Beaches

Child Care Centers
Dog Parks

Golf Course

Historic Sites

Horticulture/Gardens

Skate Parks

[0 & E N EE

COASTAL ZONE

Coastal Commission Permit Area
Dual Permit Jurisdiction Area
Single Permit Jurisdiction Area

Not in Coastal Zone

Planned School/Park Site

D Other Facilities

D Park / Recreation Centers

D Parks

D Performing / Visual Arts Centers

EI Recreation Centers

[:l Senior Citizen Centers

Inside 500 Ft. Buffer

Opportunity School

Charter School

Eﬁg Elementary School
fi Span School
Special Education School

High School

E&s middle School

1
fiig Early Education Center

TRANSIT ORIENTED COMMUNITIES (TOC)

Tier 1

Tier 2

B Tier3
- Tier 4

Note: TOC Tier designation and map layers are for reference purposes only. Eligible projects shall demonstrate compliance with Tier eligibility standards

prior to the issuance of any p 1 mits ot approvals. As transit service changes, eligible TOC Incentive Areas will be ur dated

WAIVER OF DEDICATION OR IMPROVEMENT

Public Work Approval (PWA)

B waiver of Dedication or Improvement (WDI)

OTHER SYMBOLS

Lot Line
= Tract Line

-——— Lot Cut
Easement
=« = Zone Boundary
== Building Line
= | ot Split
=== Community Driveway

=== Building Outlines 2014
==« == Building Outlines 2008

Airport Hazard Zone
Census Tract

Coastal Zone
Council District
LADBS District Office
Downtown Parking
Fault Zone

Fire District No. 1
Tract Map

Parcel Map

0000000000

- 0C00000

Flood Zone

Hazardous Waste

High Wind Zone

Hillside Grading

Historic Preservation Overlay Zone
Specific Plan Area

Very High Fire Hazard Severity Zone
Wells






Southwestern view of the
property with existing frontage
along Tennessee PIl. The

property currently contains on
single-family dwelling.



View of the properties current driveway
opening and side yard of the existing single-
family dwelling.



View of the property looking from the southwest to

the northeast. The brown fence on the property’s

perimeter currently encloses the 10 feet of excess
public right-of-way.




View of the property from the
east including a separate lot
owned by the City of LA.



View of the property from the
east with Tennessee Place to the
south and Tennessee Avenue to
the north.



View of the property’s current yard from the east with the brown fence in
the background. The existing single-family dwelling uses the 10-foot
excess public rights-of-way along Tennessee Avenue and Tennessee Place
as functional yard space.



View of the property from the
rear on Tennessee Avenue
including the existing single-
family dwelling and fence along
the perimeter.



View of the property’s
southern frontage along
Tennessee Place looking
toward its terminal end at
Bundy Drive.



View of Tennessee Place from east of the
subject site including the fully dedicated
sidewalk along the southern portion of
right-of-way.



View of Tennessee Avenue from
northwest of the subject site including
the trees, shrubs, and fencing belonging
to the existing single-family dwelling.
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A commercial corner with consumer-
facing businesses on the corner of
Westgate and Pico Blvd approximately
310 feet south of the subject site.
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Southward view of development along
Pico Blvd just south of the subject site,
including a new mixed-use building
beside a small commercial restaurant.

12
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EXHIBIT D

AGENCY COMMENTS

D1 — Los Angeles Housing Department
Replacement Unit Determination

D2 — Department of Building and Safety
Preliminary Zoning Assessment



City of Los Angeles
Ann Sewill, General Manager LOS ANGELES HOUSING DEPARTMENT
Tricia Keane, Executive Officer FO3 s v 1200 West 7th Street, 9th Floor
— Los Angeles, CA 90017
Daniel Huynh, Assistant General Manager Tel: 213.928.9071
Anna E. Ortega, Assistant General Manager

Luz C. Santiago, Assistant General Manager

housing.lacity.org

Eric Garcetti, Mayor

DATE: December 8, 2022

TO: Tennessee Place LLC, a California limited liability company, Owner
Jesi Harris and Brian Silveira, Representatives

FROM: Marites Cunanan, Senior Management Analyst 11
Los Angeles Housing Department

SUBIJECT: Housing Crisis Act of 2019 (SB 8)
Replacement Unit Determination
RE: 11835 West Tennessee Place, Los Angeles, CA 90064

Based on the SB 8 Application for a Replacement Unit Determination (RUD) submitted by Jesi Harris and Brian
Silveira (Representatives) on behalf of Tennessee Place LLC, a California limited liability company (Owner), for the
above referenced property located at 11835 West Tennessee Place, Los Angeles, CA 90064 (APN# 4259-037-003)
(Property), the Los Angeles Housing Department (LAHD) has made the following determination in regards to the
above referenced application. One unit existed on the property within the last 5 years. One unit is NOT subject to
replacement as an affordable “protected unit”.

PROJECT SITE REQUIREMENTS:

The Housing Crisis Act of 2019, as amended by SB 8 (California Government Code Section 66300 et seq.), prohibits
the approval of any proposed housing development project (“Project”) on a site (“Property”) that will require
demolition of existing dwelling units or occupied or vacant “Protected Units” unless the Project replaces those units
as specified below. The replacement requirements below apply to the following projects:

e Discretionary Housing Development Projects that receive a final approval from Los Angeles City
Planning (LACP) on or after January 1, 2022,

e Ministerial On-Menu Density Bonus, SB 35 and AB 2162 Housing Development Projects that submit an
application to LACP on or after January 1, 2022, and

e Ministerial Housing Development Projects that submit a complete set of plans to the Los Angeles
Department of Building & Safety (LADBS) for Plan Check and permit on or after January 1,2022.

Replacement of Existing Dwelling Units
The Project shall provide at least as many residential dwelling units as the greatest number of residential dwelling

units that existed on the Property within the past 5 years.

Replacement of Existing or Demolished Protected Units

The Project must also replace all existing or demolished “Protected Units”. Protected Units are those residential
dwelling units on the Property that are, or were, within the 5 years prior to the owner’s application for a SB 8
Replacement Unit Determination (SB 8 RUD): (1) subject to a recorded covenant, ordinance, or law that restricts
rents to levels affordable to persons and families of lower or very low income, (2) subject to any form of rent or
price control through a public entity’s valid exercise of its police power within the 5 past years (3) occupied by lower
or very low income households (an affordable Protected Unit), or (4) that were withdrawn from rent or lease per the
Ellis Act, within the past 10years.

Whether a unit qualifies as an affordable Protected Unit, is primarily measured by the INCOME level of the
occupants (i.e. W-2 forms, tax return, pay stubs, etc.). The Los Angeles Housing Department (LAHD) will send

SB 8 Determination HIMS # 22-129192



SB 8 Determination: 11835 West Tennessee Place
Page 2

requests for information to each occupant of the existing project. Requests for information can take two (2) or more
weeks to be returned. It is the owner’s responsibility to work with the occupants to ensure that the requested
information is timely produced.

o In the absence of occupant income documentation: Affordability will default to the percentage of
extremely low, very low or low income renters in the jurisdiction as shown in the latest HUD
Comprehensive Housing Affordability Strategy (CHAS) database, which as of October 1, 2021, is at 28%
extremely low income, 18% very low income and 18% low income for Transit Oriented Communities
(TOC) projects and 46% very low income and 18% low income for Density Bonus projects. In the
absence of specific entitlements, the affordability will default to 46% very low income and 18% low
income. The remaining 36% of the units are presumed above-low income. All replacement calculations
resulting in fractional units shall be rounded up to the next whole number.

Replacement of Protected Units Subject to the Rent Stabilization Ordinance (RSO), Last Occupied by Persons or
Families at Moderate Income or Above

The City has the option to require that the Project provide: (1) replacement units affordable to low income
households for a period of 55 years (rental units subject to a recorded covenant), OR (2) require the units to be
replaced in compliance with the RSO.

Relocation, Right to Return, Right to Remain:

All occupants of Protected Units (as defined in California Government Code Section 66300(d)(2)(F)(vi)) being
displaced by the Project have the right to remain in their units until six (6) months before the start of construction
activities with proper notice subject to Chapter 16 (Relocation Assistance) of Division 7, Title I of the California
Government Code (“Chapter 16”). However, all Lower Income Household (as defined in California Health and
Safety Code Section 50079.5) occupants of Protected Units are also entitled to: (a) Relocation benefits also subject
to Chapter 16, and (b) the right of first refusal (“Right to Return) to a comparable unit (same bedroom type) at the
completed Project. If at the time of lease up or sale (if applicable) of a comparable unit, a returning occupant remains
income eligible for an "affordable rent" (as defined in California Health and Safety Code Section 50053) or if for
sale, an “affordable housing cost” (as defined in California Health and Safety Code Section 50052.5), owner must
also provide the comparable unit at the "affordable rent" or “affordable housing cost”, as applicable. This provision
does not apply to: (1) a Project that consists of a Single Family Dwelling Unit on a site where a Single Family
Dwelling unit is demolished, and (2) a Project that consists of 100% lower income units except Manager’s Unit.

THE PROPOSED HOUSING DEVELOPMENT PROJECT:

Per the statement received by LAHD on June 15, 2022, the Owner plans to demolish the existing single family and
construct four (4) single family units on subdivided lots. The owner is seeking discretionary entitlements from the
city.

PROPERTY STATUS (AKA THE “PROJECT SITE”):

Owner submitted an Application for a RUD for the Property on June 15, 2022. In order to comply with the required
5-year look back period, LAHD collected and reviewed data from June 2017 to June 2022.

Review of Documents:

Pursuant to the Grant Deed, Owner acquired the Property on May 24, 2021.

Department of City Planning (ZIMAS), County Assessor Parcel Information (LUPAMS), DataTree database, Billing
Information Management System (BIMS) database, and the Code, Compliance, and Rent Information System (CRIS)
database, indicates a use code of “0100 — Residential — Single Family Residence” for the Property.

Google Earth, Google Street View, and an Internet Search confirm that the Property contains a residential building.

SB 8 Determination HIMS # 22-129192



SB 8 Determination: 11835 West Tennessee Place
Page 3

The Los Angeles Department of Building and Safety (LADBS) database indicates that the Owner has applied for
Building Permit #22010-30000-03100, #22010-30000-03101, #22010-30000-03102, and #22010-30000-03103,
permits not issued. The Los Angeles Department of Building and Safety (LADBS) dataset indicates that the Owner
has not applied for a Demolition permit.

REPLACEMENT UNIT DETERMINATION:

The Los Angeles County Assessor Portal shows the Home Owner Exemption being taken from 2017 — 2021,
indicating owner occupancy during the time period of the previous ownership. From May 2021 — August 2021, the
utility usage on the property suggests that the unit was vacant during this time period. From August 2021 — June
2022, third-party documents were provided for the occupant showing income above the low income threshold
Therefore, LAHD has determined that since at least June 2017, the Property has been owner occupied, vacant, then
rented to households above Low Income levels. Therefore, the proposed housing development does not require the
demolition of any prohibited types of housing. Further, the provisions of SB 8 do not apply to owner occupied
properties, vacant properties, or properties rented to households above Low Income levels, therefore no SB 8
replacement affordable units are required.

Please note that this RUD will also apply if the proposed project is Density Bonus (DB) or Transit Oriented
Communities (TOC).

NOTE: This determination is provisional and is subject to verification by LAHD’s Rent Division.
If you have any questions about this RUD, please contact Louie Miller at Louie.Miller@lacity.org.
cc: Los Angeles Housing Department File

Tennessee Place LLC, a California limited liability company, Owner

Jesi Harris and Brian Silveira, Representatives
Planning. PARP@lacity.org, Department of City Planning

MAC:Im

SB 8 Determination HIMS # 22-129192
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REFERRAL FORMS:

This jorm is to serve as an inter-agency referral for Cily Planning applications associated with Housing Development
Projects consisting of residential-only devslopment craating two or more dwelling units, Transitional Housing, Suppoitive
Housing, or mixed-use developrment with at least two-thirds of the squere footage dedicated o residential uses. This
completed form shall be accompaniad by plans signed by a DBS Plan Check engineer as part of a Gity Planning application.

INSTRUCTIONS: Prellminary Zoning Assessmant Referrals

5. Aoppoinfments: Each involved agancy may raquire appointments 1o complete individual portions of this refarral form.
Pleass inquire wiih individual agency stefi to deiermine whether an appointmant is requirad.

After receiving a completed Preliminary Zoning Assessment Refarval Form, an appointment to file & City Planning
application at the Development Servicas Centers is also required and must ba mads via the City Planning website:
hitpe/istanning lacity o

2. Review Materiais: Review of the refeiral form by staif is intended to identify and determine compliancs vith City zoring
and land use requirements necessary to achieve the proposed project. Materials submitted for Project Scieening and
the Preliminary Zoning Assessment must comply with the respeciive agency's oriteiia for submittal. Please cansuli the
respective agency for speciiic submittal requirements.

a. Prolect Screening: Projects must be scraenad to determine whather a Preliminary Zoning Assessinent is raguirsd.
Sereening will be conductad by City Pianning staif prior to complation of a zoning Plan Check with the Departinent
of Building & Safety. A site plen and floor plans ere required to complste the screaning.

o

Preliminary foning Assessment: Applicants will nesd to submit for zoning Plan Check with the Los Angeles
Department of Building and Safety (LADBS) to ascerisin if thers are any zoning issues or necassary approvals
associated with the project and siie that should be resolved.

3. Contzct Infermziion:

DOWHTOWN Bepartiment of Bulldlng and Satery, Malo Dapartmeni of City Planning
OFFICES: Oifice N £52 Praliminary Appiicsion Review Proyram:
201 M. Figueroa Sti., 4 Floar {FARPY Unlt
Los Angelas, CA 90012 Figueroa Plaza
Phone: (213)473-3231 201 ®. Figueroa St., 5% Floor
Website: hitg:/iwww.fadbs.oru Los Angeles, CA 90012 .
Email: planning SARP fracky.or)
Dapartmant of City Planning
DSC Metro Countar

Figuaroa Plaza
201 ¥. Figueroz St. , 4% Floor
Los Angeles, CA 90012

VALLEY OFFICES: Department of Building and Safety, Van Department of Ciy Planning

Nuys Offize DEC Valley Counter
6262 Van Nuys Blvd., Suite 251 Marvin Braude Building
Van Nuys, CA 91401 8262 Van iduys Bivd., Suite 251

Van Nuys, CA 31401
Phone: {818} 374-5050

WESBT LA OFFICES: Bepariment of Building and Salaty, West Dapariment of City Planniag

Los sngsies Dffice DS west Los Angeivs Countor
1828 Sawtelle Bivd. 1828 Sawielle Bivd., 2nd Floor
Los Angeles, CA 90025 Wwest Los Angelas, CA 50025
Phone: (310} 231-2598 1

CP-4084 Prefiminsry Zoning Asgessment Referrat Form DCP & DBS {"1/3/2020) Pagaiofd
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Section |, Projeet Information - To be completed by applicant’

1. PROJECT LOCATICN, ZOMING & LAND USE JURISDICTION
Project Address: 11835 Tennesses P, Los Angeles, CA 90064

Project Name (if applicable): Tennessee PI

Assessor Parcel Number(s): 2258037003

Legal Description (Lot, Block, Tract): 7, None, TR 11968

Community Plan; West Los Angeles Number of Parcels; _ 100~ Site Area; 746180
Currant Zone(s) & nght District(s): R3EC) Land Use Designation: Medium Residential

Alley In rear... .LlYes ElNo
Coastal z(me C}Yas @No
Downtown Deagn Guxde Area P U ORPURURURIN 1 A 4~ - 4 [\Y 131
Enterprise Zone. .. U RPN 8 & 117 | X 1+
GreaterDawnmwn Housmg ‘ncenuveArea e e e e Y Es BN
Millside Area (Zﬂnmg)GYes FiNo
Site contains Historical ieMuresL]Yes Z'No
Special Grading Area (BOE) Area... e e et e et e s e e a s s s e e b AY RS FIND
Very High Firo Hazard Severity | ’one . e RIS BN
Specific Plan: WEST LOS ANGELES T RAN%POHTAT;ON IMPPDVEMENT ANO MlTIGATiON

Historic Preservation Overlay Zone (HPQZ): Nong

€1 Design Review Doard (DRB): Nong

& Redsveiopment Project Area: None

O Overay Zone (CPIO/CDO/PODINEO/RIOICUGUfetc.): 7

0O Q-condition/ D-limitation/ T-classification {ordinance + subarea):

Wi Legal (Lot Cut Date)

i) Related Gty Planning Cases

o Zis - 292, e MU0, TAt GMFL Fhe FHE, 2be 2N LA

{3 Affidavits

3 Easements

Q

TOC Tier? {if applicabie {0 project)

2. PROJECT DESCRIPTION
Project Description/Proposed Use Demo of (e) 1-story SFD and detached garage for new 3-story 4 SFD building with

attached qarage.

No. of Stodes: 3 Na. of Dwelling Units: 4 . Floor Area (Zoning): 9,291 SF

Existing Uss/No, of Units;

APPLICANT INFORMATION?
Marne: Negin Haeri

s,'a'ﬂ

Phane: 310.322.3700

Email: negin@ breakformdesign.com

4, FREPREBENTATIVE INFORMATION
Name:

Phone:

Email:

! All fields in this form must be completed. If an item is not applicabie, write N/A.
2 ust be verified by City Planning, Housing Services Unit

* An applicant is a person with a lasting interest in the completed projact such as the praperty owner or & lesseafuserof a
project. An applicant is not someone filing a case on behaff of a client (1.8, usually not the agent/representative)

CP-4084 Prefiminary Zoning Assessmant Referral Form DCR 3 DBS (10/2872020) Page 2 of 9



Section ll. Housing Development Project determination - To be compieted by DCP sta#

If a project meets any one (1) of the following categories, then the project is a Housing Development Project. Therefore, completion of
Section lit of this form and receipt of architectural plans stamped and signed by DBS Plan Check staff would be required for filing a City
Pianning application. {f none of the criteria below applies, then the project is not a Housing Development Project and is not required to
continue beyond this section in the Preliminary Zoning Assessment process prior to filing a City Planning application.

Housing Development Project categories (to be determined by DCP stafi) Determination: Yes or No

{a) A residential-only housing development project that creates two units or more Yo
{b) A mixed-use development consisting of residential and nonresidential uses with at lzast two-thirds of .

the Building Area designated for residential use’ NG
() Transitional Housing? Ne'
(d) Supportive Housing® Ne

[} o @
NOTESE: 3¢ Tenmises.
Ploms aends Vins E-mact o0 OF [ 16 (21
DCP Staff Name and Title DCF StafT Signature Date
Maritza w,@pww Magsia L8] 0§ [ 1% [2
A

! “Building Area” as defined in California Building Code. Mixed-use projects may be subject to an analysis to determine whether two-thirds of the Building Arez is
residentizl.

#*Vransitional Housing” as defined in California Government Code Section 65582(j)
! “Supportive Housing” as defined in California Government Code Section 65582(g)

CP 4064 Preiimmary Zoning Assessment Refarral Form DOP 8 DBS (102002020 Page 3 of 8
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!

rgecﬁm . Prefiminary Zoning Assessment - To ba complsted by DBS Plan Check Stafft

|

em Zoning
Mo, Standard

1 Lise

N

Heighe

3 No. of Storiss

4 FAR
Floor Ama Ratio)

5 RFAR
(Residential Floor
Ama Rato)

Proposed

£2§§a§%m$§g

Reguired/Atiowed

Standard
ot

p
#YES
aNO

Q(ES

JINO
NIA

BYES
oNO
LINA

e
#YES
ONO
QA

Oves
ONO
FUA

1

Applicable Comments and Additional Information
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COUNTY CLERK'S USE CITY OF LOS ANGELES
OFFICE OF THE CITY CLERK
200 NORTH SPRING STREET, ROOM 395
LOS ANGELES, CALIFORNIA 90012
CALIFORNIA ENVIRONMENTAL QUALITY ACT

NOTICE OF EXEMPTION

(PRC Section 21152; CEQA Guidelines Section 15062)
Pursuant to Public Resources Code § 21152(b) and CEQA Guidelines § 15062, the notice should be posted with the County Clerk by
mailing the form and posting fee payment to the following address: Los Angeles County Clerk/Recorder, Environmental Notices, P.O.
Box 1208, Norwalk, CA 90650. Pursuant to Public Resources Code § 21167 (d), the posting of this notice starts a 35-day statute of
limitations on court challenges to reliance on an exemption for the project. Failure to file this notice as provided above, results in the
statute of limitations being extended to 180 days.

PARENT CASE NUMBER(S) / REQUESTED ENTITLEMENTS
AA-2022-1157-PMLA-SL-HCA & APCW-2022-1156-SPE-HCA

LEAD CITY AGENCY CASE NUMBER

City of Los Angeles (Department of City Planning) ENV-2022-1158-CE
PROJECT TITLE COUNCIL DISTRICT

11835 West Tennessee Place 11 - Park

PROJECT LOCATION (Street Address and Cross Streets and/or Attached Map) O Map attached.

11835 West Tennessee Place, Los Angeles, CA 90064

PROJECT DESCRIPTION: [0 Additional page(s) attached.

The proposed project is a small lot subdivision of a 7,461 square foot site into four (4) new small lots, each with a three-story single-
family dwelling with a height of 45 feet and two (2) parking spaces. The existing single-family dwelling will be demolished.

The project assumes a worst-case scenario of removing all street trees, in the event of changes to the right-of-way improvement plans
after approval of the environmental clearance. However, this environmental analysis does not authorize the removal of any street trees
without prior approval of Urban Forestry, in compliance with LAMC Sections 62.169 and 62.170 and their applicable findings. The project
may involve the removal of up to nine (9) non-protected trees along the public right-of-way.

NAME OF APPLICANT / OWNER:
Tennessee Place, LLC/ Brian Silveira & Associates

CONTACT PERSON (If different from Applicant/Owner above) (AREA CODE) TELEPHONE NUMBER | EXT.
Connie Chauv 213 978 0016

EXEMPT STATUS: (Check all boxes, and include all exemptions, that apply and provide relevant citations.)

STATE CEQA STATUTE & GUIDELINES
O STATUTORY EXEMPTION(S)

Public Resources Code Section(s)

X CATEGORICAL EXEMPTION(S) (State CEQA Guidelines Sec. 15301-15333 / Class 1-Class 33)
CEQA Guideline Section(s) / Class(es) __Section 15332 (Class 32)

O OTHER BASIS FOR EXEMPTION (E.g., CEQA Guidelines Section 15061(b)(3) or (b)(4) or Section 15378(b) )

JUSTIFICATION FOR PROJECT EXEMPTION: 0 Additional page(s) attached

Class 32: In-fill development meeting the conditions described in CEQA Guidelines 15332: (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. (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.

[0 None of the exceptions in CEQA Guidelines Section 15300.2 to the categorical exemption(s) apply to the Project.

O The project is identified in one or more of the list of activities in the City of Los Angeles CEQA Guidelines as cited in the justification.

IF FILED BY APPLICANT, ATTACH CERTIFIED DOCUMENT ISSUED BY THE CITY PLANNING DEPARTMENT STATING THAT
THE DEPARTMENT HAS FOUND THE PROJECT TO BE EXEMPT.
If different from the applicant, the identity of the person undertaking the project.

CITY STAFF USE ONLY:

CITY STAFF NAME AND SIGNATURE STAFF TITLE
Connie Chauv City Planner
ENTITLEMENTS APPROVED

Parcel Map, Specific Plan Exception

DISTRIBUTION: County Clerk, Agency Record
Rev. 6-22-2021




DEPARTMENT OF EXECUTIVE OFFICES
CITY PLANNING C] [ ! OF LOS ANGELES 200 N. SPRING STREET, Room 525

COMMISSION OFFICE CALIFORNIA Los ANGELES, CA 90012-4801
(213) 978-1300 (213) 978-1271
CITY PLANNING COMMISSION VINCENT P. BERTONI, AICP
DIRECTOR
SAMANTHA MILLMAN
PRESIDENT SHANA M.M. BONSTIN
DEPUTY DIRECTOR
CAROLINE CHOE ARTHI L. VARMA, AICP
VICE-PRESIDENT DEPUTY DIRECTOR
MARIA CABILDO LISA M. WEBBER, AICP
MONIQUE LAWSHE DEPUTY DIRECTOR
HELEN LEUNG
KAREN MACK KAREN BASS
JACOB NOONAN MAYOR

ELIZABETH ZAMORA

JUSTIFICATION FOR PROJECT EXEMPTION
ENV-2022-1158-CE

The Planning Department determined that the City of Los Angeles Guidelines for the
implementation of the California Environmental Quality Act of 1970 and the CEQA Guidelines
designate the subject project as Categorically Exempt under State CEQA Guidelines, Article 19,
Section 15332 (Class 32), Case No. ENV-2022-1158-CE.

The proposed project is a small lot subdivision of a 7,461 square foot site into four (4) new small
lots, each with a three-story single-family dwelling with a height of 45 feet and two (2) parking
spaces. The existing single-family dwelling will be demolished. The project assumes a worst-case
scenario of removing all street trees, in the event of changes to the right-of-way improvement
plans after approval of the environmental clearance. However, this environmental analysis does
not authorize the removal of any street trees without prior approval of Urban Forestry, in
compliance with LAMC Sections 62.169 and 62.170 and their applicable findings. The project may
involve the removal of up to nine (9) non-protected trees along the public right-of-way.

As a small lot subdivision, and a project which is characterized as in-fill development, the project
gualifies 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:

(&) 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 project site is located in the West Los Angeles Community Plan, and is designated
for Medium Residential land uses, with a corresponding zone of R3. The site is zoned
R3(EC), and is consistent with the land use designation. The site is located within the
Exposition Corridor Transit Neighborhood Plan Specific Plan (“Expo TNP”) Subarea 12,
which contains additional development standards and environmental standards subject to
review through Administrative Clearance, however the applicant requests a Specific Plan
Exception pursuant to LAMC Section 11.5.7.F to allow reduced front yards of 5 feet in lieu
of the 15 feet otherwise required by Expo TNP Section 4.3.1.A.2 (Case No. APCW-2022-
1156-SPE-HCA), which is currently pending. The R3(EC) Zone allows R3 density with the
exception that the minimum lot area per dwelling unit shall be 1,200 square feet; therefore
the site would be permitted a maximum of six (6) dwelling units. The Expo TNP allows a
building height of 45 feet and Floor Area Ratio (“FAR”) of 3:1 on the subject site. The
proposed project will have a height of 3 stories and 45 feet with a FAR of approximately
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2.42:1 which is consistent with the zoning. As demonstrated in the case file, the project is
consistent with the General Plan, the applicable West Los Angeles Community Plan
designation and policies, and all applicable zoning designations and regulations.

The proposed project aligns with the intent of the West Los Angeles Community Plan
including the following:

Goal 1 — A safe, secure, and high quality residential environment for all economic,
age, and ethnic segments of the community.

Objective 1-1 - To provide for the preservation of existing housing and for the
development of new housing to meet the diverse economic and physical needs of
the existing residents and projected population of the Plan area to the year 2010

Policy 1-1.3 - Provide for adequate multi-family residential development.

Objective 1-2 - To reduce vehicular trips and congestion by developing new
housing in proximity to adequate services and facilities

Policy 1-2.1 - Locate higher residential densities hear commercial centers and
major bus routes where public service facilities and infrastructure will
support this development.

Objective 1-4 - To promote adequate and affordable housing and increase its
accessibility to more segments of the population, especially students and senior
citizens.

Policy 1-4.1 - Promote greater individual choice in type, quality, price and location
of housing.

Policy 1.4-2 - Ensure that new housing opportunities minimize displacement of
residents.

The proposed project also aligns with the purposes of the Expo TNP including the
following:

A. Direct growth and accommodate new residential, mixed-use, commercial, and
industrial development near transit stations.

G. Create opportunities for the development of new housing that meets the diverse
needs and income levels of City residents

I. Implement the policies of the General Plan Framework, which include conserving
stable single-family neighborhoods and directing growth toward transit corridors.

O. Ensure new development is pedestrian-oriented, acknowledges the transit
stations, and is compatible with surrounding neighborhoods through building
design and site planning.
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(b)

(©)

Furthermore, the site is subject to the Expo TNP’s zoning and development standards
(Section 2) and urban design standards (Section 4) through Administrative Clearance. The
Project complies with the Expo TNP’s applicable zoning and development standards
related to use, density, FAR, height, as well as the Expo TNP’s applicable design
standards including but not limited to building orientation, architectural treatment, vehicle
access and parking design. The approval of the Specific Plan Exception for reduced front
yards will be consistent with the principles, intent, and goals of the Specific Plan and any
applicable element of the General Plan.

The proposed development occurs within city limits on a project site of no more
than five acres substantially surrounded by urban uses.

The subiject site is wholly within the City of Los Angeles, on a site that is approximately
0.17 acres (7,461 square feet) and is surrounded by urban uses. Lots adjacent to the
subject site are developed with the following urban uses: single family dwellings, multi-
family residential buildings, commercial buildings. The subject site is located within one-
half mile (2,640 feet) of the Bundy Station of the Los Angeles County Metropolitan
Transportation Authority (“Metro”) Exposition (“E”) Line, which constitutes a Major Transit
Stop. There are also several bus stops in the area serving the Santa Monica Big Blue Bus
5,7, R7, and 15 bus lines.

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. The site is currently
improved with a single-family dwelling.

Prior to any work on the adjacent public right-of-way, the applicant will be required to
obtain approved plans from the Department of Public Works. As there currently is no
approved right-of-way improvement plan and for purposes of conservative analysis under
CEQA, Planning has analyzed the worst-case potential for removal of all street trees. Note
that street trees and protected trees shall not be removed without prior approval of the
Board of Public Works/Urban Forestry (BPW) under LAMC Sections 62.161 - 62.171. At
the time of preparation of this environmental document, no approvals have been given for
any tree removals on-site or in the right-of-way by BPW. The City has required a Tree
Report to identify all protected trees/shrubs on the project site and all street trees in the
adjacent public right-of-way. There are no protected trees on the subject site or public
right-of-way, according to the Tree Inventory Report prepared by The Urban Lumberjack,
LLC dated January 19, 2023. The Tree Inventory Report identified nine (9) non-protected
trees along the public right-of-way (olive, Indian laurel fig, redwood, primrose, orange,
avocado, ornamental pear); there are no (0) protected or non-protected trees on the
subject site. However, the Project assumes a worst-case scenario of removing all street
trees, in the event of changes to the right-of-way improvement plans after approval of the
environmental clearance. However, this analysis does not authorize the removal of any
street trees without prior approval of Urban Forestry, in compliance with Los Angeles
Municipal Code, Chapter VI, Section 62.169 through 62.170 and their applicable findings.
The project may involve the removal of up to nine (9) non-protected trees along the public
right-of-way.
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(d)

Furthermore, the project site does not adjoin any open space or wetlands that could
support habitat for endangered, rare or threatened species. Therefore, the site does not
contain or have value as habitat for endangered, rare or threatened species and is not
located adjacent to any habitat for endangered, rare or threatened species. As such, the
proposed project meets this criterion.

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, stormwater mitigations; and Best Management Practices for stormwater
runoff.

The Expo TNP contains Environmental Standards to implement the Mitigation and
Monitoring Program that were reviewed in the Program EIR. The project is required to
comply with these environmental standards. Therefore, the proposed project is required
to comply with the following:

e Mitigation Measure (Air Quality Best Practices): Projects shall ensure all
contractors include the best management practices provided in the bulleted list
below in contract specifications:
0 Use properly tuned and maintained equipment.
0 Use diesel-fueled construction equipment to be retrofitted with after treatment
products (e.g., engine catalysts) to the extent they are readily available and
feasible.
0 Use heavy duty diesel-fueled equipment that uses low NOX diesel fuel to the
extent it is readily available and feasible.
0 Use construction equipment that uses low polluting fuels (i.e., compressed
natural gas, liquid petroleum gas, and unleaded gasoline) to the extent
available and feasible.
0 Maintain construction equipment in good operating condition to minimize air
pollutants.
o0 Project applicants shall ensure that all construction equipment meets or
exceeds equivalent emissions performance to that of U.S. Environmental
Protection Agency (USEPA) Tier 4 standards for non-road engines. In the
event that Tier 4 engines are not available for any off-road equipment larger
than 100 horsepower, that equipment shall be equipped with a Tier 3 engine,
or an engine that is equipped with retrofit controls to reduce exhaust emissions
of nitrogen oxides and diesel particulate matter to no more than Tier 3 levels
unless certified by engine manufacturers or the on-site air quality construction
mitigation manager that the use of such devices is not practical for specific
engine types. For purposes of this condition, the use of such devices is “not
practical” for the following, as well as other, reasons:
= There is no available retrofit control device that has been verified by either
the CARB or USEPA to control the engine in question to Tier 3;

= The construction equipment is intended to be on site for five days or less;
or

= Relief may be granted from this requirement if a good faith effort has been
made to comply with this requirement and that compliance is not practical.
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(0}

(0]

The use of a retrofit control device may be terminated immediately, provided

that a replacement for the equipment item in question meeting the required

controls occurs within ten days of termination of the use, if the equipment would

be needed to continue working at this site for more than 15 days after the use

of the retrofit control device is terminated, if one of the following conditions

exists:

= The use of the retrofit control device is excessively reducing the normal
availability of the construction equipment due to increased down time for
maintenance, and/or reduced power output due to an excessive increase
in back pressure;

= The retrofit control device is causing or is reasonably expected to cause
engine damage;

» The retrofit control device is causing or is reasonably expected to cause a
substantial risk to workers or the public; or

= Any other seriously detrimental cause which has the approval of the project
manager prior to implementation of the termination.

Construction contractors shall use electricity from power poles rather than

temporary gasoline or diesel power generators, as feasible.

Use building materials, paints, sealants, mechanical equipment, and other

materials that yield low air pollutants and are nontoxic.

Construction contractors shall utilize supercompliant architectural coatings as

defined by the South Coast Air Quality Management District (Volatile Organic

Compound standard of less than ten grams per liter).

Construction contractors shall utilize materials that do not require painting, as

feasible.

Construction contractors shall use pre-painted construction materials, as

feasible.

¢ Mitigation Measure (Construction Noise and Vibration):

(0]

Haul Routes. Construction haul truck and materials delivery traffic shall avoid
residential areas whenever feasible. If no alternatives are available, truck traffic
shall be routed on streets with the fewest residences.

Construction Staging Areas. The construction contractor shall locate
construction staging areas away from Sensitive Land Uses.

Construction Noise Barriers. When construction activities are located within
500 feet of Sensitive Land Uses, noise barriers (e.g., temporary walls or piles
of excavated material) shall be constructed between activities and Sensitive
Land Uses.

Vibrations. The construction contractor shall manage construction phasing
(scheduling demolition, earthmoving, and ground-impacting operations so as
not to occur in the same time period), use low-impact construction
technologies, and shall avoid the use of vibrating equipment where possible to
avoid construction vibration impacts.

Pile Driving Use and Location. Impact pile drivers shall be avoided where
possible near Sensitive Land Uses. Drilled piles or the use of a sonic vibratory
pile driver are quieter alternatives that shall be utilized where geological
conditions permit their use. Noise shrouds shall be used when necessary to
reduce noise of pile drilling/driving.

Pile Driving Control Measures): The construction contractor shall utilize
alternatives to impact pile drivers, such as sonic pile drivers or caisson drills. If
geotechnical limitations require the use of pile driving, control measures shall
be used to reduce vibration levels. These measures may include, but are not
limited to:
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= Predrilled holes;
= Cast-in-place or auger cast piles;
= Pile cushioning (i.e., a resilient material placed between the driving
hammer and the pile);
= Jetting (i.e., pumping a mixture of air and water through high-pressure
nozzles to erode the soil adjacent to the pile); and
= Non-displacement piles (i.e., piles that achieve capacity from the end
bearing rather than the pile shaft).
= Construction equipment shall be equipped with mufflers that comply with
manufacturers’ requirements.
= The construction contractor shall use on-site electrical sources to power
equipment rather than diesel generators where feasible.
¢ Regulatory Compliance Measure (Idling): In accordance with Sections 2485 in
Title 13 of the California Code of Regulations, the idling of all diesel fueled
commercial vehicles (weighing over 10,000 pounds) during construction shall be
limited to five minutes at any location.

Geotechnical - The applicant has submitted a Geotechnical Investigation Report prepared
by A.G.l. Geotechnical, Inc. dated January 12, 2022. RCMs also include the submittal of
the Geology and Soils Report to the Department of Building and Safety (“DBS”), and
compliance with a Soils Report Approval Letter (Log No. 120346, dated February 17,
2022) which details conditions of approval that must be followed. In addition, the RCMs
require that design and construction of the building must conform to the California Building
Code, and grading on site shall comply with the City’s Landform Grading Manual, as
approved by the Department of Building and Safety Grading Division.

Traffic - The Project does not exceed the threshold criteria established by LADOT for
preparing a traffic study. The Department of Transportation (LADOT) Referral Form dated
December 29, 2022 and the Vehicle Miles Traveled (VMT) calculator indicated that the
number of daily vehicle trips will be 31 which is under the threshold of 250 or more daily
vehicles trips to require VMT analysis. Therefore, the project does not exceed the
threshold criteria established by LADOT for preparing a traffic study and will not have any
significant impacts related to traffic.

Noise — The Project must comply with the adopted City of Los Angeles Noise Ordinances
No. 144,331 and 161,574 and LAMC Section 41.40 as indicated above in RC-NO-1, LAMC
Section 112.05, as well as any subsequent Ordinances, which prohibit the emission or
creation of noise beyond certain levels. These Ordinances cover both operational noise
levels (i.e., post-construction), and any construction noise impacts. As a result of this
mandatory compliance, the proposed Project will not result in any significant noise
impacts.

Air Quality — The Project’s potential air quality effects were evaluated by estimating the
potential construction and operations emissions of criteria pollutants, and comparing those
levels to significance thresholds provided by the Southern California Air Quality
Management District (SCAQMD). In addition, there are several Regulatory Compliance
Measures which regulate air quality-related impacts for projects citywide as noted above.
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(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
construction of a small lot subdivision will be on a site which has been previously
developed and is consistent with the General Plan.

Therefore, the project meets all of the Criteria for the Class 32 Categorical Exemption.

CEOA 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:

(@) 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. Therefore, in conjunction with citywide RCMs and compliance with
other applicable regulations, no foreseeable cumulative impacts are expected, and this
exception does not apply.

(b) Significant Effect Due to Unusual Circumstances. A categorical exemption shall not

(c)

(d)

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 a small lot subdivision in an area zoned and designated for such
development. All adjacent lots are developed single-family, multi-family residential, and
commercial uses, and the subject site is of a similar size and slope to nearby properties.
The project proposes a Floor Area Ratio (FAR) of 2.42:1 on a site that is permitted to have
an FAR of 3:1 by the site’s zoning. The project size and height is not unusual for the vicinity
of the subject site, and is similar in scope to other existing multi-family dwellings and
proposed future projects in the area. Furthermore, there is no substantial evidence in the
administrative record that this project will cause a significant impact. Thus, there are no
unusual circumstances which may lead to a significant effect on the environment, and this
exception does not apply.

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. State Route 27 is located approximately 7.3 miles northwest of the subject site.
Therefore, the subject site will not create any impacts within a designated state scenic
highway, and this exception does not apply.

Hazardous Waste Sites. 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
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(e)

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.

Historical 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 is not listed 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. As such, the
Project would have no impact on historical resources. 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.

































RELATED CODE SECTION: Los Angeles Municipal Code Section 16.05 and various code sections.

PURPOSE: The Department of Transportation (LADOT) Referral Form serves as an initial assessment
to determine whether a project requires a Transportation Assessment.

GENERAL INFORMATION

>

>

Administrative: Prior to the submittal of a referral form with LADOT, a Planning case must have
been filed with the Department of City Planning.

All new school projects, including by-right projects, must contact LADOT for an assessment of
the school’s proposed drop-off/pick-up scheme and to determine if any traffic controls, school
warning and speed limit signs, school crosswalk and pavement markings, passenger loading
zones and school bus loading zones are needed.

Unless exempted, projects located within a transportation specific plan area may be required to
pay a traffic impact assessment fee regardless of the need to prepare a transportation
assessment.

Pursuant to LAMC Section 19.15, a review fee payable to LADOT may be required to process
this form. The applicant should contact the appropriate LADOT Development Services Office to
arrange payment.

LADOT’s Transportation Assessment Guidelines, VMT Calculator, and VMT Calculator User
Guide can be found at http://ladot.lacity.orq.

A transportation study is not needed for the following project applications:

Ministerial / by-right projects

Discretionary projects limited to a request for change in hours of operation
Tenant improvement within an existing shopping center for change of tenants
Any project only installing a parking lot or parking structure

Time extension

Single family home (unless part of a subdivision)

O O0OO0OO0OO0Oo

This Referral Form is not intended to address the project’s site access plan, driveway dimensions
and location, internal circulation elements, dedication and widening, etc. These items require
separate review and approval by LADOT.

SPECIAL REQUIREMENTS
When submitting this referral form to LADOT, include the completed documents listed below.

O Copy of Department of City Planning Application (CP-7771.1).

O Copy of a fully dimensioned site plan showing all existing and proposed structures, parking and
loading areas, driveways, as well as on-site and off-site circulation.

If filing for purposes of Site Plan Review, a copy of the Site Plan Review Supplemental Application.

Copy of project-specific VMT Calculator® analysis results.
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TO BE VERIFIED BY PLANNING STAFF PRIOR TO LADOT REVIEW

LADOT DEVELOPMENT SERVICES DIVISION OFFICES: Please route this form for processing to the
appropriate LADOT Office as follows:

Metro West LA Valley
213-972-8482 213-485-1062 818-374-4699
100 S. Main St, 9" Floor 7166 W. Manchester Blvd 6262 Van Nuys Blvd, 3" Floor
Los Angeles, CA 90012 Los Angeles, CA 90045 Van Nuys, CA 91401

1. PROJECT INFORMATION

Case Number: APCW-2022-1156-SPE-HCA

Address: 11835 W Tennessee P

Project Description: demolition of existing sfd, subdivision of lot, and construction of 4 small lot homes

Seeking Existing Use Credit (will be calculated by LADOT): Yes No ‘/ Not sure

Applicant Name: Jesi Harris, Brian Silveira & Associates

Applicant E-mail: HarrisLandUse@gmail.com Applicant Phone: (704) 277-7332

Planning Staff Initials: Date:

2. PROJECT REFERRAL TABLE

Land Use (list all) Size / Unit Daily Trips?
Residential Single Family 4 31
Proposed?
Total trips*: 31
a. Does the proposed project involve a discretionary action? Yes No O
b. Would the proposed project generate 250 or more daily vehicle trips?? Yes O No

c. If the project is replacing an existing number of residential units with a smaller
number of residential units, is the proposed project located within one-half mile

of a heavy rail, light rail, or bus rapid transit station3? Yes O No
If YES to a. and b. or c., or to all of the above, the Project must be referred to LADOT for further
assessment.
Verified by: Planning Staff Name:__ CONNIE CHAUV Phone: _213-9/8-0016

Signature: Date: _12/29/2022

! Qualifying Existing Use to be determined by LADOT staff on following page, per LADOT’s Transportation Assessment Guidelines.

2To calculate the project’s total daily trips, use the VMT Calculator. Under ‘Project Information’, enter the project address, land use type, and intensity of all
proposed land uses. Select the ‘+' icon to enter each land use. After you enter the information, copy the ‘Daily Vehicle Trips’ number into the total trips in
this table. Do not consider any existing use information for screening purposes. For additional questions, consult LADOT's VMT Calculator User Guide
and the LADOT Transportation Assessment Guidelines (available on the LADOT website).

3 Relevant transit lines include: Metro Red, Purple, Blue, Green, Gold, Expo, Orange, and Silver line stations; and Metrolink stations.

CP-2151.1 Transportation Study Assessment (07/20/2020) Page 2 of 4



TO BE COMPLETED BY LADOT

3. PROJECT INFORMATION

Land Use (list all) Size / Unit Daily Trips
Proposed
Total new trips:
Existing
Total existing trips:
Net Increase / Decrease (+ or -)
a. Is the project a single retail use that is less than 50,000 square feet? Yes O No O
b. Would the project generate a net increase of 250 or more daily vehicle trips? YesO No O
c. Would the project result in a net increase in daily VMT? YesO No O
d. If the project is replacing an existing number of residential units with a smaller
number of residential units, is the proposed project located within one-half mile
of a heavy rail, light rail, or bus rapid transit station? Yes O No O
e. Does the project trigger Site Plan Review (LAMC 16.05)? Yes O No O

f. Project size:
i.  Would the project generate a net increase of 1,000 or more daily vehicle trips?
Yes O No O
ii. Isthe project’s frontage 250 linear feet or more along a street classified
as an Avenue or Boulevard per the City’'s General Plan? Yes O No O
iii.  Isthe project’s building frontage encompassing an entire block along a
street classified as an Avenue or Boulevard per the City’s General Plan? Yes O No O

VMT Analysis (CEQA Review)
If YES to a. and NO to d. a VMT analysis is NOT required.
If YES to both b. and c.; or to d. a VMT analysis is required.

Access, Safety, and Circulation Assessment (Corrective Conditions)
If YES to b., a project access, safety, and circulation evaluation may be required.
If YES to e. and either f.i., f.ii., or f.iii., an access assessment may be required.

LADOT Comments:
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Please note that this form is not intended to address the project’s site access plan, driveway
dimensions and location, internal circulation elements, dedication and widening, etc. These items
require separate review and approval by LADOT. Qualifying Existing Use to be determined per
LADOT’s Transportation Assessment Guidelines.

4. Specific Plan with Trip Fee or TDM Requirements: Yes O No O
Fee Calculation Estimate:

VMT Analysis Required (Question b. satisfied): Yes O No O

Access, Safety, and Circulation Evaluation Required (Question b. satisfied): YesO No O

Access Assessment Required (Question b., e., and either f.i., f.ii. or f.iii satisfied): YesO No O

Prepared by DOT Staff Name: Phone:

Signature: Date:
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CITY OF LOS ANGELES

BOARD OF DEPARTMENT OF

BUILDING AND SAFETY CALIFORNIA BUILDING AND SAFETY
COMMISSIONERS 201 NORTH FIGUEROA STREET
o p LOS ANGELES, CA 90012
VAN AMBATIELOS _
PRESIDENT
JAVIER NUNEZ osémRr\Long Fl:’.E.
VICE PRESIDENT SUPERINTENDENT OF BUILDING
JOSELYN GEAGA-ROSENTHAL ERIC GARCETTI
GEORGE HOVAGUIMIAN MAYOR

ELVINW. MOON T

SOILS REPORT APPROVAL LETTER

February 17, 2022
LOG # 120346
SOILS/GEOLOGY FILE -2
LIQ

MDM Builders Group

541 S. Spring St. #213

Los Angeles, CA 90013

TRACT: 11968
LOT(S): 7
LOCATION: 11835 W. Tennessee Pl.

CURRENT REFERENCE REPORT DATE OF
REPORT/LETTER(S) No. DOCUMENT  PREPARED BY
Soils Report 31-6013-00 01/12/2022 AGI Geotechnical, Inc.

The Grading Division of the Department of Building and Safety has reviewed the referenced report
that provide recommendations for the proposed 4 unit, 3 story residential structures. The earth
materials at the subsurface exploration locations consist of native soils. The consultants

recommend to support the proposed structure(s) on conventional foundations bearing on properly
placed fill.

The site is located in a designated liquefaction hazard zone as shown on the Seismic Hazard Zones
map issued by the State of California. The Liquefaction study included as a part of the report/s
demonstrates that the site soils are subject to liquefaction. However, these settlement magnitudes
are considered by the Department to be within acceptable levels. The requirements of the 2020
City of Los Angeles Building Code have been satisfied.

As of January 1, 2020, the City of Los Angeles has adopted the new 2020 Los Angeles Building
Code (LABC). The 2020 LABC requirements will apply to all projects where the permit
application submittal date is after January 1, 2020.

The referenced report is acceptable, provided the following conditions are complied with during
site development:

(Note: Numbers _En parenthesis ( ) refer to applicable sections of the 2020 City of LA Building

Code. P/BC numbers refer the applicable Information Bulletin. Information Bulletins can be
accessed on the ihtemet at LADBS.ORG.)

LADBS G-5 (Rev.04/02/2020) AN EQUAL EMPLOYMENT OPPORTUNITY - AFFIRMATIVE ACTION EMPLOYER
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1.

10.

11.

12.

The soils engineer shall review and approve the detailed plans prior to issuance of any
permit. This approval shall be by signature on the plans that clearly indicates the soils
engineer has reviewed the plans prepared by the design engineer; and, that the plans
included the recommendations contained in their reports (7006.1).

All recommendations of the report that are in addition to or more restrictive than the
conditions contained herein shall be incorporated into the plans.

A copy of the subject and appropriate referenced reports and this approval letter shall be
attached to the District Office and field set of plans (7006.1). Submit one copy of the above
reports to the Building Department Plan Checker prior to issuance of the permit.

A grading permit shall be obtained for all structural fill and retaining wall backfill
(106.1.2).

All man-made fill shall be compacted to a minimum 90 percent of the maximum dry
density of the fill material per the latest version of ASTM D 1557. Where cohesionless
soil having less than 15 percent finer than 0.005 millimeters is used for fill, it shall be
compacted to a minimum of 95 percent relative compaction based on maximum dry
density. Placement of gravel in lieu of compacted fill is only allowed if complying with
LAMC Section 91.7011.3.

If import soils are used, no footings shall be poured until the soils engineer has submitted
a compaction report containing in-place shear test data and settlement data to the Grading
Division of the Department; and, obtained approval (7008.2).

Compacted fill shall extend beyond the footings a minimum distance equal to the depth of
the fill below the bottom of footings or a minimum of three feet whichever is greater
(7011.3).

Existing uncertified fill shall not be used for support of footings, concrete slabs or new fill
(1809.2, 7011.3).

Drainage in conformance with the provisions of the Code shall be maintained during and
subsequent to construction (7013.12).

The applicant is advised that the approval of this report does not waive the requirements
for excavations contained in the General Safety Orders of the California Department of
Industrial Relations (3301.1).

Temporary excavations that remove lateral support to the public way, adjacent property, or
adjacent structures shall be supported by using ABC slot cuts. Note: Lateral support shall
be considered to be removed when the excavation extends below a plane projected
downward at an angle of 45 degrees from the bottom of a footing of an existing structure,
from the edge of the public way or an adjacent property. (3307.3.1)

Where any excavation, not addressed in the approved reports, would remove lateral support
(as defined in 3307.3.1) from a public way, adjacent property or structures, a supplemental
report sh;all be submitted to the Grading Division of the Department containing
recommendations for shoring, underpinning, and sequence of construction. Shoring
recommendations shall include the maximum allowable lateral deflection of shoring
system toi prevent damage to adjacent structures, properties and/or public ways. Report
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13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

24.

shall include a plot plan and cross-section(s) showing the construction type, number of
stories, and location of adjacent structures, and analysis incorporating all surcharge loads
that demonstrate an acceptable factor of safety against failure. (7006.2 & 3307.3.2)

Prior to the issuance of any permit that authorizes an excavation where the excavation is to
be of a greater depth than are the walls or foundation of any adjoining building or structure
and located closer to the property line than the depth of the excavation, the owner of the
subject site shall provide the Department with evidence that the adjacent property owner
has been given a 30-day written notice of such intent to make an excavation (3307.1).

Unsurcharged temporary excavation may be cut vertical up to 5 feet.

Surcharged ABC slot-cut method may be used for temporary excavations with each slot-
cut not exceeding 5 feet in height and not exceeding 8 feet in width, as recommended. The
surcharge load shall not exceed the value given in the report.

All foundations shall derive entire support from properly placed fill, as recommended.

Footings supported on approved compacted fill or expansive soil shall be reinforced with
a minimum of four (4), Y2-inch diameter (#4) deformed reinforcing bars. Two (2) bars shall
be placed near the bottom and two (2) bars placed near the top of the footing.

The foundation/slab design shall satisfy all requirements of the Information Bulletin P/BC
2017-116 “Foundation Design for Expansive Soils” (1803.5.3).

The seismic design shall be based on a Site Class D, as recommended. All other seismic
design parameters shall be reviewed by LADBS building plan check.

All roof, pad and deck drainage shall be conducted to the street in an acceptable manner in
non-erosive devices or other approved location in a manner that is acceptable to the
LADBS and the Department of Public Works (7013.10).

An on-site storm water infiltration system at the subject site shall not be implemented, as
recommended.

All concentrated drainage shall be conducted in an approved device and disposed of in a
manner approved by the LADBS (7013.10).

The soils engineer shall inspect all excavations to determine that conditions anticipated in
the report have been encountered and to provide recommendations for the correction of
hazards found during grading (7008, 1705.6 & 1705.8).

Prior to pouring concrete, a representative of the consulting soils engineer shall inspect and
approve the footing excavations. The representative shall post a notice on the job site for
the LADBS Inspector and the Contractor stating that the work inspected meets the
conditions of the report. No concrete shall be poured until the LADBS Inspector has also
inspected and approved the footing excavations. A written certification to this effect shall
be filed with the Grading Division of the Department upon completion of the work. (108.9
& 7008.%)
|
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January 12, 2022 Project No. 31-6013-00

M.D.M. Builders Group
541 S. Spring St., Unit 213
Los Angeles, CA 90013

Attention: Mr. Michael Librush

Subject: GEOTECHNICAL INVESTIGATION
Proposed 4-Unit Small Lot Subdivision
APN: 4259-037-003
Tract: 11968; Lot: 7
11835 W. Tennessee Place
Los Angeles, California

Dear Mr. Librush:

This report presents the results of our investigation and opinions regarding the soils engineering
factors affecting the development of the subject site. The investigation was performed in
November and December 2021 and January 2022, and consisted of field exploration, laboratory
testing, engineering analyses of field and laboratory data, and preparation of this report.
Determination of the presence or not of hazardous or toxic materials in the on-site soils is beyond
the scope of this investigation.

If you have any questions regarding this report, please contact this office.
Respectfully submitted,

AG.L GEOT,Zsz\)IICAL INC.

Bruce S /gk E 2673

Senior Englneer

MBS:wb

Engineering Geology - Soil Engineering



Distribution:  (3) M.D.M. Builders Group

Enclosures: Location Map, Figure 1
Site Plan, Figure 2
Plot Plan, Figure 3
Boring Logs
Laboratory Test Results
U.S. Seismic Design Maps
USGS Deaggregations
Liquefaction Analyses
Shrinkage Calculation
Bearing Capacity Analysis
Slot Cut Stability Analysis
Quadrangle Location Map
Groundwater Map
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INTRODUCTION

DESCRIPTION OF SITE

The subject site is located on the southwestern corner of Tennessee Avenue, Tennessee Place
and Granville Avenue, in the city of Los Angeles, California. The site is practically level and
presently occupied by a 1-story residence, hardscape, and landscaped areas. Trees are present.
The site is bound on the southwest by developed properties. The location of the site is shown on
the enclosed Location Map, Figure 1.

PROPOSED SITE DEVELOPMENT

The proposed development consists of a 4-unit small lot subdivision comprised of 3-story
residential buildings with parking on-grade. Structural loads are anticipated to be relatively light,
less than about ten kips per linear foot for continuous footings and about 100 kips for column
loads. The proposed development is shown on the enclosed Site Plan, Figure 2.

FIELD EXPLORATION

Subsurface conditions were explored by drilling two exploratory borings at the approximate
locations shown on the Plot Plan, Figure 3. The borings were drilled to a maximum depth of 51.5
feet below existing grade with Standard Penetration Tests (SPT) performed at selected depths.
The borings were drilled using a truck mounted 8-inch diameter hollow stem flight auger.

Drilling of the borings was supervised by our field engineer who logged the materials brought up
from the borings. Undisturbed and bulk samples were collected at depths appropriate to the
investigation.  Undisturbed samples were sealed immediately in watertight containers for
shipment to our laboratory. Soil samplers used in our investigation included a 2.50-inch |.D. split
barrel sampler lined with 1-inch brass rings (Modified California Sampler, MC) and a 1.5-inch [.D.
Standard Penetration Test (SPT) split barrel sampler. Samplers used in the exploratory borings
were driven to a depth of 18 inches with a 140-pound hammer falling from a height of 30 inches.
The number of blows to drive the samplers 18 inches in three six-inch increments is reported on
the enclosed Logs. Blow counts for the final 12 inches of the 1.5-inch sampler are the “N” Values
from the SPTs.

= A.G.1. Geotechnical, Inc. * 16555 Sherman Way, Suite A ¢« Van Nuys, CA 91406
Nffire: (RTRAT7RR_6244 « Tarqimile: (R1RV7R5-ADK1
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SUBSURFACE CONDITIONS

Soil Profile

The existing soil profile, as depicted in the borings, consists of alluvium comprised of light
brown to dark brown lean clays, silty sands, and clayey sands in a slightly moist to wet
and stiff to very stiff or medium dense to very dense condition, except for the upper five
feet which were porous. For a more detailed description of the soils encountered in the
exploratory borings, please refer to the Boring Logs enclosed with this report.

Groundwater

Groundwater was encountered in exploratory Boring B-1 at a depth of about 45 feet below
existing ground surface. According to the "Seismic Hazard Evaluation of the Beverly Hills
7.5-Minute Quadrangle, Los Angeles County, California" dated 1998 by the Department
of Conservation - Division of Mines and Geology, historically highest groundwater level
has been about 30 feet below ground surface. The groundwater level may fluctuate
because of seasonal changes, injection or extraction of water, variations in temperature
and other causes.

LIQUEFACTION POTENTIAL (CYCLIC MOBILITY})

Liquefaction and dry sand settlement analyses were performed using analytical procedures
described in Tokimatsu, K., and Seed, H. (1987), Evaluation of Settlements in Sands Due to
Earthquake Shaking, Youd, T.L., and ldriss, I.M. (1997) "Proceeding of the NCEER Workshop on
Evaluation of Liquefaction Resistance of Soils", Technical Report NCEER-97-0022, FHWA.
Foundation type selection was based on the criteria contained in the City of Los Angeles’
memorandum dated July 16, 2014, Seismic settlements discussed herein include both
liquefaction and dry sand settlements.

Liquefaction calculations were performed for a 475-year return period and a 2475-year return
period. The peak ground acceleration for 475 years was evaluated using %5 of the PGAyw and a
required factor of safety of 1.1. Peak ground acceleration for 2475 years was evaluated using
the full PGAwm and a required factor of safety of 1.0. Seismic settlement calculations are enclosed.
Results of the liquefaction evaluation are summarized below:

T A.G.]. Geotechnical, Inc. » 16555 Sherman Way, Suite A * Van Nuys, CA 91406
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Return ' Peak Ground Moment Factor Calculated Calculated
Period Acceleration( Magnitude of Total Differential
Mwi2) Safety Settlement Settlement
475 years 2/3 PGAm 0.614g 6.66 1.10 0.5" 0.33"
2475 years 100% PGAm | 0.921g 6.80 1.00 3.91” 2.61"

NOTES: 1) From U.S. Seismic Design Maps website: https:/seismicmaps.org/
2) From USGS Deaggregation website: https://earthquake.usgs.gov/hazards/interactive/

The 0.50 inch total and 0.33 inch differential settlements from the 475 year calculation are the
design settlements and should be acceptable, but must be combined with the predicted static
settlements for final verification. Static settlements are discussed subsequently in this report.
The 3.91 inch total and 2.61 inch differential settlement from the 2475 year analysis present risk
of cracking of the structure, but not collapse.

ON-SITE INFILTRATION FACILITIES

The soil profile, as depicted in the borings to the depth explored, consists of lean clays, silty sands,
and clayey sands with high fine percentages in a slightly moist to wet and stiff to very stiff or
medium dense to very dense condition. These soils generally have low permeability and they
carry the potential for creating perched water conditions. Based on the soils present at the site
to the depths explored, it is our opinion that the percolation characteristics of these soils would
not be suitable for use on a properly functioning infiltration-type of SUSMP system on the subject
property.

SEISMICITY AND SEISMIC DESIGN CRITERIA

Future structures should be designed by the structural engineer in accordance with the applicable
Seismic Building Code. Based on our investigation, the subject site is classified as Site Class D
in accordance with the 2020 Los Angeles Building Code (2020 LABC) and the 2019 California
Building Code (2019 CBC).

Per Section 11.4.8 of ASCE 7-16, structures shall be designed for the Seismic Response
Coefficient Cs determined by Eq. (12.8-2) for values of T< 1.5 Ts, as 1.5times the value computed
in accordance with Eq. (12.8-3) for T2 T > 1.5 Ts, or as 1.5 times the value computed in
accordance with Eq. 37.5 (12.8-4) for T > T, where;

T = the fundamental period of the building
Ts = Sp1/Sps
T = long-period transition period

E— A.G.I. Geotechnical, Inc. « 16555 Sherman Way, Suite A » Van Nuys, CA 91406

N mns (0O1QVTORE ENAA o Rancimila I(RTAT7RE_ADKT




M.D.M. Builders Group Page 4
Project No. 31-6013-00

11835 W. Tennessee PL

January 12, 2022

The Design Spectral Response Acceleration Parameters presented on the following table
generated by the U.S. Seismic Design Map Website (https://seismicmaps.org), may be utilized
for seismic design:

2020 LABC / 2019 CBC Seismic Design Parameters (Site Class D)

Site Location (Latitude, Longitude): (34.0311 N, 118.4492 W)

Spec{rél Period, T MCEr Ground Site-Modified Seismic Design
(Seconds) Motion (g) Spectral Acceleration (g) Acceleration (g)

0.2 Ss =1.962 Fa=1.0 Sms = 1,962 Sps = 1.308

1.0 S1=0.700 Fv=1.7 Smi =1.190 Sop1=0.793

Site Modified Peak Ground Acceleration PGAm = 0.921g

Long-Period Transition Period T. = 8 Seconds

Seismic Design Category = D

If the Seismic Response Coefficient Cs recommended above is not applicable for structural
design, our office can perform a Site-Specific Ground Motion Hazard Analysis upon the project
structural engineer's request.

Present building codes and construction practices, and the recommendations presented in this
report, are intended to minimize structural damage to buildings and prevent loss of life as a result
of a moderate or a major earthquake; they are not intended to totally prevent damage to
structures, graded slopes and natural hillsides. While it may be possible to design structures and
graded slopes to withstand strong ground motion, the construction costs associated with such
designs are usually prohibitive, and the design restrictions may be severely limiting. Earthquake
insurance is often the only economically feasible form of protection for your property against major
earthquake damage. Damage to sidewalks, steps, decks, patios and similar exterior
improvements can be expected as these are not normally controlled by the Building Code.

LABORATORY TESTING

CLASSIFICATION

Soils were classified visually according to the Unified Soil Classification System. Unit weight and
moisture determinations were performed for each undisturbed sample. Results of density and
moisture determinations, together with classifications, are shown on the enclosed Boring Logs.

A.G.I. Geotechnical, Inc. « 16555 Sherman Way, Suite A ¢« Van Nuys, CA 91406
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LOAD CONSOLIDATION TESTS (ASTM:D-2435)

To investigate the settlement of the soils under the pressure of the proposed foundations,
consolidation tests were performed on undisturbed samples of the on-site soils. Axial loads were
carried to a maximum of 9,400Ib/ft?. To hasten consolidation, investigate the collapse potential
and simulate possible adverse field conditions, water was added at an axial load of 2,3501b/ft?,
Compressibility of the soils within the zone of significant stress was investigated and the result
considered in our engineering analyses. Graphic plots of the load consolidation curves are
included in this report.

DIRECT SHEAR TESTS (ASTM:D-3080)

In order to determine the shear strength of the soils, direct shear tests were performed on
remolded and undisturbed samples of the on-site soils. The remolded sample was tested at 90%
of the maximum dry density. To simulate possible adverse field conditions, the samples were
saturated prior to shearing. Graphic summaries of the test results, including moisture content at
the time of shearing, are included with this report.

GRAIN SIZE DISTRIBUTION (ASTM:D-422-63(2002))

To aid in classification, sieve analyses, an Atterberg limits test, and a hydrometer test were
performed on typical samples of the on-site soils. Results of the tests are shown on the enclosed
Grain Size Distribution Charts and Boring Logs.

MAXIMUM DENSITY/OPTIMUM MOISTURE (ASTM:D-1557)

Maximum density/optimum moisture content relationship was determined for a typical sample of
the upper soils. The test was conducted in accordance with the ASTM:D-1557 standard. A
graphic summary of the test result is enclosed.

EXPANSION TEST (ASTM:D-4829)

An expansion test was performed on a representative sample of the on-site soils in accordance
with ASTM:D-4829 to evaluate its volume change with increasing moisture conditions. The result
is as follows:

Location Depth (ft.) Expansion Index Potential Expansion

B-1 0-5 54 Medium

B A.G.I. Geotechnical, Inc. * 16555 Sherman Way, Suite A » Van Nuys, CA 91406
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CONCLUSIONS AND RECOMMENDATIONS

GENERAL

The property is suitable for the proposed construction from a geotechnical engineering standpoint.
Construction plans should consider the appropriate soils engineering features of the site. On-site
soils are stiff to very stiff or medium dense to very dense. The upper five feet of the on-site soils
are porous. Groundwater was encountered in Boring B-1 at a depth of about 45 feet below
existing surface. The on-site soils have a medium potential expansion.

SITE PREPARATION

Debris due to demolition, vegetation and underground utility lines to be abandoned should be
removed from the site. After site clearance, the upper five feet of the on-site soils below finished
pad elevation should be removed and placed back as compacted fill. The removal and
compaction should extend beyond the footings a minimum distance equal to the depth of the fill
below the bottom of footings or a minimum of three feet whichever is greater (LABC 7011.3). The
compacted fill should be placed to a minimum thickness of twelve inches below the bottom of
footings. After removal, the exposed surface should be scarified to a depth of eight inches,
brought to about 3% above optimum moisture content and compacted to at least 90% of the
maximum dry density as determined by ASTM:D-1557. Minimal shrinkage value of less than
about 5% is expected for the on-site soils when placed as compacted fill.

All excavations resulting from removal of existing obstructions (e.g. tree roots, old foundations)
should be backfilled with soil compacted to at least 90% of the maximum dry density as
determined by ASTM:D-1557.

If any cesspools or seepage pits are encountered during grading, they should be backfilled with

vibrated gravel or slurry mix to five feet below finish grade. The upper five feet should be backfilled
with soil compacted by mechanical means.

FILL PLACEMENT

Fill soils should be cleared of deleterious debris, placed in 6- to 8-inch lifts, brought to about 3%
above optimum moisture content, and compacted to at least 90% of the maximum dry density as
determined by ASTM:D-1557. The placement of the fill should be performed under our
observation and testing.

A.G.1. Geotechnical, Inc. * 16555 Sherman Way, Suite A » Van Nuys, CA 91406
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FOUNDATION DESIGN

Type of Foundation

The proposed buildings may be supported on conventional shallow isolated and
continuous footings. Exterior and interior footings should be founded on compacted fill
soils with a minimum embedment of 24 inches below lowest adjacent grade. Minimum
reinforcement in continuous footings should consist of four No. 4 bars: two placed about
four inches from the top and two placed about four inches from the bottom.

Soil Bearing Pressures

“Footings founded on compacted fill may be designed for a maximum soil bearing pressure
of 3,500Ib/ft2for footings at least 24 inches wide. The recommended soil bearing pressure
may be increased by 400Ib/ft? per each additional foot of embedment over 24 inches and
by 200Ib/ft> per each additional foot in width over 24 inches up to 5,000Ib/ft?. In addition,
the recommended soil bearing pressures may be increased by one-third when designing
for wind and seismic forces.

Expected Settlements

If foundations are supported on compacted fill and are sized for the recommended bearing
pressures, static differential settlements are not expected to exceed 0.25 inch in a 30-foot
span. Total static settlements are anticipated to be less than 0.5 inch. When combined
with the 0.50 inch total seismic settlement and 0.33 inch differential seismic settlement,
the overall total and differential settlements should not exceed about 1.0 inches and 0.6
inch, respectively.

FLOOR SLABS-ON-GRADE

Concrete floor slabs-on-grade thickness and reinforcement should reflect the anticipated use of
the slabs and should be designed by the structural engineer. They should be a minimum of four
inches thick with minimum reinforcement consisting of No. 4 deformed bars spaced a maximum
of 16 inches each way and should be underlain by four inches of %z inch or larger clean aggregate
base. In areas where floor coverings or equipment that are sensitive to moisture are
contemplated, a 10-mil visqueen moisture barrier should be placed on the base in direct contact
with the concrete slab. Cracking of reinforced concrete is a relatively common occurrence. Some
cracking of reinforced concrete, including slabs, can be anticipated. Irregularities in new slabs
are also common. If cracking of slabs cannot be tolerated, heavily reinforced structural slabs are
an option.

L A.G.1. Geotechnical, Inc. * 16555 Sherman Way, Suite A * Van Nuys, CA 91406
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The recommendations presented above are intended to reduce the potential for random cracking
to which concrete flatwork is often prone. Judicious spacing of crack control joints has proven
effective in further reducing random cracking. A structural engineer may recommend the
desirable spacing. Usually, the crack control joints are placed 12 to 15 feet apart in each direction.
Factors influencing cracking of concrete flatwork, (other than expansion, settiement and creep of
soils), and which should be avoided, include: poor-quality concrete, excessive time passing
between the mixing and placement of the concrete (the concrete should be rejected if this time
interval exceeds two hours), temperature and wind conditions at the time of placement of the
concrete, curing of the concrete and workmanship. The concrete should be maintained in a moist
condition (curing) for at least the first seven days after concrete placement. During hot weather,
proper attention should be given to the ingredients, production methods, handling, placement,
protection and curing to prevent excessive concrete temperature or water evaporation. In hot
weather and windy conditions, water evaporates more rapidly from the surface of the concrete
flatwork. This requires more frequent moistening of the concrete during the curing period or the
use of a protective chemical film to prevent evaporation.

LATERAL RESISTANCE

An allowable lateral bearing of 250Ib/ft? per foot of depth may be assumed up to a maximum of
3,500Ib/ft2. A coefficient of friction between soil and concrete of 0.3 may be used.

LATERAL LOADS

There are no retaining walls proposed. Backfill for retaining walls, if any, should consist of
granular, free-draining material. Cantilevered retaining walls should be designed to resist an
active pressure of 45Ib/ft* equivalent fluid pressure (EFP). Restrained walls should be designed
for an earth pressure of 60Ib/ft* EFP. Walls subject to surcharge loads should be designed to
include the additional lateral pressure. Walls should have adequate drainage to prevent build-up
of hydrostatic pressure.

DRAINAGE

Adequate drainage at the site is essential and it should be provided. Rain gutters should be
connected to an appropriate drainage system and carried away from the buildings to the street.
Yard drainage should be kept adequate to prevent ponding of water and saturation of soils. Water
should be directed to the street in an approved manner. Future performance of the buildings and
any other structures will be significantly influenced by the site drainage conditions.

y L= A.G.I. Geotechnical, Inc. * 16555 Sherman Way, Suite A » Van Nuys, CA 91406
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PLANTERS

Planters and lawns adjacent to the buildings should be avoided. If planters are planned adjacent
to the buildings, they should have the bottom and walls waterproofed and a drain installed to carry
irrigation water away from footing areas.

CONSTRUCTION CUTS

Construction cuts up to five feet high may be excavated vertically for their entire length and height
provided they do not undermine adjacent buildings or property line walls; otherwise, the
construction cuts will need to be excavated using the ‘A, B, C’ slot-cutting method. If the slot-
cutting method is used, the cut should be opened at a gradient of 1:1 first, then each slot opened,
and the removed soils replaced as engineered compacted fill before the subsequent slot is
opened. The slots should not exceed eight feet in width and five feet in height. If the construction
cuts are to remain open for more than two weeks or if rain is expected while they are open, they
should be covered by a plastic membrane kept in place by holding blocks or driven re-bars at the
top and bottom of the membrane. No equipment or personnel should stand closer than ten feet
from the top of the temporary cut. We should examine the construction cuts periodically to
verify performance. All construction cuts should comply with the State of California Construction
Safety Orders (CAL/OSHA).

WORKMAN SAFETY-EXCAVATIONS

It is essential for the contractor to provide adequate shoring and safety equipment as required by
the State or Federal OSHA regulations. All regulations of the State or Federal OSHA should be
followed before allowing workmen in a trench or other excavation. If excavations are to be made
during the rainy season, particular care should be given to ensure that berms or other devices will
prevent surface water from flowing over the top of the excavation or ponding at the top of the
excavations.

RECOMMENDED INSPECTIONS

It is strongly recommended (and is a condition of use of this report), that the developer ensures
that each phase of construction be properly inspected and approved by the local Building
Department official.

T e Em m A.G.1. Geotechnical, Inc. * 16555 Sherman Way, Suite A « Van Nuys, CA 91406
AL o JOTOVZOR ENAA & Thnaimila: IRTRAITRE_ADR]



M.D.M. Builders Group Page 10
Project No. 31-6013-00

11835 W. Tennessee PL

January 12, 2022

OBSERVATION

Removal bottoms are to be examined and approved by the City inspector and us before
any fill is placed. We need to examine footing excavations prior to forming or placement
of reinforcement steel to confirm that soil conditions meet the requirements set by this
report. Footing excavations should be kept moist and concrete should be placed as soon as
possible after excavations are completed, examined and approved by us and the City inspector

REVIEW

The geotechnical consultants shall review and sign the plans and specifications.

REGULATORY AGENCY REVIEW AND ADDITIONAL CONSULTING

All geotechnical and/or engineering geologic aspects of the proposed development are subject to
review and approval by the government reviewing agency. The government reviewing agency
may approve or deny any portion of the proposed development which may require additional
geotechnical services by this office. Additional geotechnical services may include review
responses, supplemental letters, plan reviews, construction/site observations, meetings, etc. The
fees for generating additional reports, letters, exploration, analyses, etc. will be billed on a time
and material basis.

COMMENTS

The conclusions and recommendations presented in this report are based on research, site
observations, and limited subsurface information. The conclusions and recommendations
presented are based on the supposition that subsurface conditions do not vary significantly from
those indicated. Although no significant variations in subsurface conditions are anticipated, the
possibility of significant variations cannot be ruled out. If such conditions are encountered, this
consultant should be contacted immediately to consider the need for modification of this project.

This report was prepared for the exclusive use of M.D.M. Builders Group and their design
consultants for the specific project outlined herein. This report may not be suitable for use by
other parties or other uses. This report is subject to review by regulatory agencies and these
agencies may require their approval before the project can proceed. No guarantee that the
regulatory public agency or agencies will approve the project is intended, expressed or implied.

One of the purposes of this report is to provide the client with advice regarding geotechnical
conditions at the site. It is important to recognize that other consultants could arrive at different
conclusions and recommendations. No warranties of future site performance are intended,
expressed or implied.

= = A.G.I. Geotechnical, Inc. » 16555 Sherman Way, Suite A « Van Nuys, CA 91406
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Ring Sample, or Bulk Sample

Standard Penetration Test (SPT)

__;_ Ground Water Level

SOIL SIZE
COMPONENT SIZE RANGE
Boulders Above 12"
Cobbles 3"-12"
Gravel #4 - 3"
coarse Y- 3"
fine #4 -,
Sand #200-#4
coarse #10-#4
edium #40-#10
ine #200-#40
Fines (Silt or Clays)| Below #200
PLASTICITY OF FINE GRAINED SOILS
PLASTICITY VOLUME CHANGE
INDEX POTENTIAL
0-15 Probably Low
15-30 Probably Moderate
30 or more Probablvy High

WATER CONTENT
Dry: No feel of moisture
Damp: Much less than normal
moisture
Moist: Normal moisture
Wet: Much greater than normal
moisture
Saturated: At or near saturation

RELATIVE DENSITY
SANDS & GRAVELS|BLOWS PER FOOT
Very loose 0-4
Loose 4-10
Medium dense 10-30
Dense 30-50
Very dense Over S0

BORING LOGS

LEGEND

ENGE

——_ A.G.L. GEOTEGHNICAL, INC.

GROUP DESCRIPTIONS DIVISIONS
SYMBOLS
Well-graded gravels or gravel-sand
% GwW mixtures, less than 5% fines kS g d'
3 GP [Poorly-graded gravels or gravel-sand| “ E g zo Q
. mixtures, less than 5% fines g ﬁ 9 ﬁ 5}
S o GM Silty gravels, gravel-sand silt é SHEG2
e mixtures, more than 12% fines | 55 IR
0 5 Gc Clayey gravels, gravel-sand-clay 5 § Ef
8 z mixtures, more than 12% fines = U i
Z & SW \Well-graded sands or gravelly sands, B
5 " ‘ less than 5% fines % 5.0
(? _g SP Poorly-graded sands or gravelly | ¢, &3 E g
cbfll = sands, less than 5% fines % géﬁ 2
(a2 M Silty sands, sand-sift mixtures, |55 o 5 ‘§
8 more than 12% fines gE=@
O sc Clayey sands, sand-clay mixtures, % 8 g
more than 12% fines @
ﬁ ML Inorganic silt, very fine sands, rock g v
g flour, silty or clayey fine sands 3 é’
o Inorganic clays of low to medium O & i
H CL plasticity, gravelly clays, sandy a E 5
clays, silty clays, lean clays g
= 1 ilty cl 1 lay. 5 9.5
oo [4)]
g @ oL Organic silts or organic silt-clays of S g(‘
5 5 low plasticity i
0n = Inorganic silts, micaceous or 2
a) X MH diatomaceous fine sands or silts, | 2
M Q elastic silts 5 =R
= : : A o) é’
CH [norganic clays of high plasticity, fat| ¢, < .5 =
§ clays E ’d U5
0] OH Organic clays of medium tohigh | 2,
m plasticity e |
& PT Peat, mulch, and other highly ORG‘XXSELSYOILS
fr, organic soils
CONSISTENCY
CLAYS & SILTSIBLOWS PER FOOT
Very soft 0-2
Soft 2-4
Firm 4-8
Stiff 8-15
Very stiff 15-30
Hard Over 30
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CLIENT:

A.G.l. Geotechnical, Inc.

M.D.M. Builders Group

16555 Sherman Way, Unit A Van Nuys, California 91406
PROJECT NAME:

A.G.l. GEOTECHNICAL, INC.

PROJECT NUMBER:
DATE STARTED:

EXCAVATION METHOD:
DRILLING CONTRACTOR:

31-6013-00

11/18/2021
8"Hollow Stem Auger

PROJECT LOCATION:

COMPLETED:

BORING NUMBER B-1

PAGE 1 OF2
Telephone: (818) 785-5244 Fax: (818) 785-6251
Proposed 4-Unit Small Lot Subdivision
11835 W. Tennessee Pl., Los Angeles
GROUND ELEVATION: N/A BORING DIAMETER: __8"

11/18/2021

One Way Drilling

GROUND WATER LEVELS: __45'

SAMPLING METHOD:

Autohammer, 140 Ib., 30" Drop

LOGGED BY: __ CWL CHECKED BY: MBS
ATTERBERG
- 8 5w g% & g umTs
- 35 T E-EtgEghr o, & s o @
. Oz I E3 3 a Z3 g & o_Er O MATERIAL DESCRIPTION S "
2> w2 T 2T sE SEwusEa v @
n = Gz 59sx ¥ “gos33ez 5
[ Alluvium CL
Dark brown to light brown Sandy Lean CLAY
- (Slightly moist, stiff) (Porous to ~5")
- g 6/8/8 13.2 111 126 19.0 @ 0-5'; E1 = 54, Medium 65
R E—
| _ = 445 7.3
B 14/9/8 10.7 84 94 369
— 10 v —
L = e 10.9
B 16/13/12 10.1 85 94 36.0
- 15
N —  7/8/9 7.0 Light brown Silty Fine SAND SM
- (Slightly moist, medium dense)
B "’ ; 6/9/12 44 97 101 27.5
L L — 6/6/9 7.9 43
- ] § 9/7/14 14.0 106 121 21.8 Light brown to brown Sandy Lean CLAY to CL
— Lean CLAY with Sand
— 25— (Slightly moist to moist, stiff to very stiff)
| — 567 13.0 55
- | g 6/9/26 11.8 106 118 22.1
- 30 ~——
L .= T 23.7 28 19 9 80
- —_

— —




BORING NUMBER B-1
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A.G.L Geotechnical, Inc. 16555 Sherman Way, Unit A Van Nuys, California 91406  Telephone: (818) 785-5244 Fax: (818) 785-6251
CLIENT:- M.D.M. Builders Group PROJECT NAME:  Proposed 4-Unit Small Lot Subdivision
PROJECT NUMBER:  31-6013-00 PROJECT LOCATION: _ 11835 W. Tennessee Pl., Los Angeles
DATE STARTED: 11/18/2021  compLeTeED: 11/18/2021  GROUND ELEVATION: N/A BORING DIAMETER: __8"
EXCAVATION METHOD: __ 8" Hollow Stem Auger GROUND WATER LEVELS: __45'
DRILLING CONTRACTOR: ___One Way Drilling SAMPLING METHOD:  Autohammer, 140 Ih., 30" Drop
LOGGED BY:___CWL CHECKEDBY: MBS
3
g8 & m =
jany 2 S o =
" < MATERIAL DESCRIPTION ° @w
[~ % 0 > (@] 17
> -
35 A
. 8/14/24 10.0 Dark brown Clayey SAND with Gravel 31 SC
- (Slightly moist to wet, dense to very dense)
— 40 +—
L _ — 913122 15.3
’_. —
WATER
— 45 —+————— —_ — B — — — _ =
oo 2023 14.2
|
[
— 50
L — 23/29/38 11.4
|_.. —
Total Depth: 51.5'
oo Water @ 45'
55 ~
l_ —_
- 60 —
|_ —
[ —
- 65 —
|_ -
'_ p—




BORING NUMBER B-2
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A.G.l. Geotechnical, Inc. 16555 Sherman Way, Unit A Van Nuys, California 91406  Telephone: (818) 785-5244 Fax: (818) 785-6251

CLIENT: M.D.M. Builders Group PROJECT NAME:  Proposed 4-Unit Small Lot Subdivision
PROJECT NUMBER: 31-6013-00 PROJECT LOCATION: ___ 11835 W. Tennessee Pl.. Los Angeles
DATE STARTED: 11/18/2021  compLeTED: 11/18/2021  GROUND ELEVATION: N/A BORING DIAMETER: __8"
EXCAVATION METHOD: __ 8" Hollow Stem Auger GROUND WATER LEVELS: __Not Encountered
DRILLING CONTRACTOR: One Way Drilling SAMPLING METHOD:  Autohammer, 140 1b., 30" Drop
LOGGED BY:___CWL CHECKEDBY: MBS
z .
o w
e ATERIAL DESCRIPTION S|
=3 M ’ ¥ a
9z
28]
0
Alluvium CL
Light brown Sandy Lean CLAY
(Slightly moist, stiff to very stiff)
B { % 5/7/12 7.7 91 98 314
- 5
9/14/13 7.1 104 111 23.0
- 10
9/11/16 9.9 94 104 29.1
- 15 —t——t—— +—t- ! i
L 22/21/33 9.1 120 131 15.1 Light brown Silty Fine SAND SM
(Slightly moist, dense to medium dense)

— 20
N _l g 10/10/19 73 110 118 19.9

— —

- Total Depth: 21.5'
- No Water
- 25 —

— 30




LABORATORY TEST RESULTS
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PERCENT CONSOLIDATION
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\
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PROJECT NO. 31-6013-00 BORING NO. B-2 DEPTH (FT) 2.5
REPRESENTATIVE FOR Alluvium

NORMAL LOAD (psf)

SOIL TYPE AND DESCRIPTION

Sandy Lean CLAY (A1)

HYDROCONSOLIDATION (%) 2.99
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PERCENT CONSOLIDATION

NORMAL LOAD (psf)

100 1,000 10,000
0.0 -0.62
I~ L | -1.36

I~ -

2.0 \67
|
320.‘
-4.0 - l\
N
AN
N -5.96
6.0 -6.51 A
F - s
-+ N
~—o
~—
-8.0 < -8.62
~|
-10.0
-12.0
-14.0
-16.0
_1 80 —C— F|ELD MOISTURE
——— WVATER ADDED
—— == REBOUND
-20.0 | [ | I
PROJECT NO. 31-68013-00 BORING NO. B-2 DEPTH (FT) 5
REPRESENTATIVE FOR Alluvium

SOIL TYPE AND DESCRIPTION

Sandy Lean CLAY (CL)

HYDROCONSOLIDATION (%) 0.93
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PERCENT CONSOLIDATION

NORMAL LOAD (psf)

100 1,000 10,000
0.0 ,
ot 147
O—e__ | -162
)
20 j\
-2.62 =g
\
0 N -4.15
| X
N\
6.0 \,
6.92 \\
_!‘L A
—_——___1_ -7.65
“‘ﬂ:‘:‘;‘s
-8.0
-10.0
-12.0
-14.0
—— F|E{D MOISTURE
—p— WATER ADDED
— = REBOUND
16.0 I | | I
PROJECT NO. 31-6013-00 BORING NO. B-2 DEPTH (FT) 10
REPRESENTATIVE FOR Alluvium

SOIL TYPE AND DESCRIPTION

Sandy Lean CLAY (CL)

7l

HYDROCONSOLIDATION (%) 1.00
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REMOLDED SATURATED DIRECT SHEAR TEST (ASTM:D-3080)

Boring: B-1 Specimen Load (psf) Water (%) Dryy (pc) Wety (pch)
Depth (ft): 0-5 1 1,000 19.8 104.4 125.1
Geology: Alluvium 2 2,000 19.4 105.3 125.8
Classification: Sandy Lean CLAY (CL) 3 4,000 19.5 105.9 126.5
3,000
— 1,000
—2,000
——4,000 | —
2,000
%
R
"
o
2
5
£ 1,000
w
‘J
0
0.00 0.05 0.10 0.15 0.20 0.25 0.30
Horizontal Displacement (in)
4,000
3,000
%
o 4
9 2,000
L
A
1=
]
i —,
wy
1,000 —— Residual Strength Envelope
— Peak Strength Envelope
[
; ® Peak Shear Stress
©® Residual Shear Stress
0
0 1,000 2,000 3,000 4,000 5,000 6,000

Normal Stress (psf)
1,000
2,000
4,000

16555 Sherman Way, Van Nuys, California, Ph (818) 785-5244, Fax (818) 785-6251

Normal Stress (psf)

Peak Shear Stress (psf) Residual Shear Stress (psf) ~ Peak Cohesion (psf) Peak Friction (deg)

1,121 1,055 715 22.8

1,576 1,371 Residual Cohesion (psf)  Residual Friction (deg)

2,388 2,243 619 21.9
31-6013-00 _ | Date: January 2022

Project 11835 W. Tennessee P, Los Angeles

Calc By WFB \

AGIGEQTECHNICAL, INC.




UNDISTURBED SATURATED DIRECT SHEAR TEST (ASTM:D-3080)

Boring: B-1 Specimen Load (psf) Water (%) Dry Y (pcf) Wety (pcf)
Depth (ft): 2.5 1 1,000 17.0 128.4
Geology:  Alluvium 2 2,000 17.0 129.2
Classification: Sandy Lean CLAY (CL) 3 4,000 18.5 130.0
3,000
— 1,000
—-2,000
—4,000
2,000
=
=
a
£
v
w
£ 1,000 | /
wv
0
0.00 0.05 0.10 0.15 0.20 0.25 0.30
Horizontal Displacement (in)
4,000
3,000
E
e 4
@ 2,000
@ |
S |
i
[
&
=
w
1,000 — Residual Strength Envelope
—Peak Strength Envelope
® Peak Shear Stress
® Residual Shear Stress
0
0 1,000 2,000 3,000 4,000 5,000 6,000

Normal Stress (psf)

1,000
2,000
4,000

Normal Stress (psf)

Peak Shear Stress (psf) Residual Shear Stress (psf)  Peak Cohesion (psf) Peak Friction (deg)

1,090 976 696 21.9
1,511 1,480 Residual Cohesion (psf) Residual Friction (deg)
2,300 2,198 617 21.8

AGI GEOTECHNICAL, INC. Praject:
16555 Sherman Way, Van Nuys, Califomia, Ph (818) 785-5244, Fax (818) 785-6251 Calc. By: WFB |

P(o_j: [\{q.: _ 31-6013-00 B

11835 W. »Tenne'ssfe; Pl, Los Angeles

|Date: January 2022 |




GRAIN SIZE DISTRIBUTION

PROJECT NO. 31-6013-00 BORING NO. B-1
Liquid Limit (LL) Plastic Limit (PL)
Gravel (%) 0.3 Sand (%) 34.5
Dyq (mm) D3o (mm) Dgo (mm)
C. - C. -

REPRESENTATIVE FOR

Alluvium

DEPTH (feet) 0-5

Plasticity Index (PI) -
% Silt & Clay (<#200) 65.2

Dso (mm) #

% Clay (< 0.005 mm) 22

SOIL TYPE AND DESCRIPTION

Sandy Lean CLAY (CL)

U.S. STANDARD SIEVE SIZES

GRAVEL

SAND

Coarse ‘ Fine Coarse Medium

Fine

SILT & CLAY

—  A.G.l. GEOTECHNICAL, INC.

Project:
Date:

11835 W. Tennessee PI.
January 2022




GRAIN SIZE DISTRIBUTION

PROJECT NO. 31-6013-00 BORING NO. B-1 DEPTH (feet) 35
Liquid Limit (LL) . Plastic Limit (PL) . Plasticity Index (P1) .
Gravel (%) 16.1 Sand (%) 52.7 % Silt & Clay (<#200) 31.1
Dyg (mm) - D3 (mm) - Dgo (mm) - Dso (mm) -
C, - C. - % Clay (< 0.005 mm) N/A
REPRESENTATIVE FOR Alluvium
SOIL TYPE AND DESCRIPTION Cla yey SAND wit h GravelSC)

U.S. STANDARD SIEVE SIZES

GRAVEL SAND
Coarse Fine Coarse [ Medium Fine

SILT & CLAY

s Project: 11835 W. Tennessee PI.
— A.G.l. GEOTECHNICAL, INC. Date: January 2022




DRY DENSITY (LBS/CU FT)

125

120

115

110

106

SOIL TYPE AND DESCRIPTION

MAXIMUM DRY DENSITY CURVE

REPRESENTATIVE FOR Alluvium

Sandy Lean CLAY (CL); EI=54, Medium

MAXIMUM DRY DENSITY (LBS/CU FT) 117.5

OPTIMUM MOISTURE CONTENT (% OF DRY WEIGHT) 12.5

METHOD OF COMPACTION
ASTM:D-1557

A.G.l. GEOTECHNICAL, INC.

A\
ZERO AIR VOIDS CURVE FOR “_j}
SPECIFIC GRAVITY = 2.70 \
117.5 pcf N -l
@125 % \
i B N R
4 \\ \
/ )
\\ Y
¢ \ \\
\\
A
0 5 10 15 20
MOISTURE CONTENT (% OF DRY WEIGHT)
PROJECT NO. 31-6013-00. BORING NO. B-1 DEPTH (FT) 0-5




U.S. SEISMIC DESIGN MAPS
USGS DEAGGREGATIONS

AG I — A.G.l. GEOTECHNICAL, INC.




11124121, 12:41 PM

| ATS |

U.S. Seismic Design Maps

11835 W. Tennessee Pl., Los Angeles; 31-6013-00

Latitude, Longitude: 34.0311, -118.4492
Bed Bath & Beyond@

IconFit

'Date
Design Code Reference Document

Risk Category

1 Site Class
:Type Value
Sg 1.962
Sy 0.7
Syus 1.962
Sm1 null -See Section 11.4.8
Sps 1.308
Spq null -See Section 11.4.8
Type Value
. SDC null -See Section 11.4.8
'F, 1
Fy null -See Section 11.4.8
PGA 0.837
Fraa 1.1

PGAy 0921

T 8
SSRT 1962
SsUM 2164
SO 2.447

SIRT 07

[S1UH 0776
SID 0822
PGAd 0988
Crs  0.907
CRY 0.903

https://seismicmaps.org

Citizens of the World &

Charter Sch
g

. e}
Ton Antonio's

e
%

2
)

Kalaveras

1112412021, 12:41:24 PM
ASCE7-16
Il
D - Stiff Soil
Descrliption
MCEg ground motion. (for 0.2 second period)
MCERg ground motion. (for 1.0s period)
Site-modified spectral acceleration value
Site-modified spectral acceleration value
Numeric seismic design value at 0.2 second SA
Numeric seismic design value al 1.0 second SA
Description
Seismic design category
Site amplification factor at 0.2 second
Site amplification factor at 1.0 second
MCEg peak ground acceleration
Site amplification factor at PGA
Site modified peak ground acceleration
Long-period transition period in seconds
Probabilistic risk-targeted ground motion. (0.2 second)
Factored uniform-hazard (2% probability of exceedance in 50 years) spectral acceleration
Factored deterministic acceleration value. (0.2 second)
Probabilistic risk-targeted ground motion. (1.0 second)
Factored uniform-hazard (2% probability of exceedance in 50 years) spectral acceleration.
Factored deterministic acceleration value. (1.0 second)
Factored deterministic acceleration value. (Peak Ground Acceleration)

Mapped value of the risk coefficient at short periods

Mapped value of the risk coefficient at a period of 1 s

OSHPD

ool Mar Vista

%,

[
4 Vo

Map data ©2021

12



11/24/21, 12:42 PM

U.S. Geological Survey - Earthquake Hazards Program

Unified Hazard Tool

Unified Hazard Tool

Please do not use this tool to obtain ground motion parameter values for the design code reference
documents covered by the U.S. Seismic Design Maps web tools (e.g., the International Building Code and

the ASCE 7 or 41 Standard). The values returned by the two applications are not identical.

A Input

Edition

Spectral Period

\'Dynamic: Conterminous U.S. 2014 (update...

Peak Ground Acceleration

Latitude
Decimal degrees

Time Horizon
Return period in years

34,0311

475

Longitude
Decimal degrees, negative values for western longitudes

-118.4492

Site Class

259 m/s (Site class D)

https://learthquake.usgs.gov/hazards/interactive/

1/56



11/24/21, 12:42 PM

~ Hazard Curve

Hazard Curves

ke 4
Le=t—

1=

le-4

15|
~— Time Horizon 475 years
106 _@~ PeakGraund Acceleration
e 74 —% 0-10Second Spectral Acceleration
—e— 0.20 Second Specisal Acceleration
1o+ = == 0.30 Second Speciral Acceleration
«s + 0,50 Second Speclral Acceleralion
1294 .2 075 Second Speciral Acceleralion
—&~ 1.00 Second Speclral Acceleralion
1e10 2.00 Second Spectral Acceleration
lesil 3.00 Secand Spectral Acceleration
4.00 Second Spectral Acceleration
1#-12 4 —8— 5.00 Second Spectral Acceleratlan

Annual Frequency of Exceedence

T LA
le-2 Jeat

Ground Mation (g)

Tevd

Component Curves for Peak Ground Acceleration

e \

ie-14

—— Time Horizon 2475 years
System

—3-- Grid

—e~- Interface

[T

-
le2 le-1

Ground Motion (g}

View Raw Data

https:/fearthquake.usgs.gov/hazards/interactive/

1e+0

Unified Hazard Tool

Ground Motion (g)

164

04

ag

H—
a8

Uniform Hazard Response Spectrum

i~
N

= e
Spectrat Period (s): PGA —
Ground Motion {g): 0.5098

T T ¥ T

E y T T T
LY 10 s M 1% ° 5 44 i% 40

Spectral Period (s)

2/5



11/124/21, 12:42 PM

~ Deaggregation

Component

Unified Hazard Tool

‘ Total
|

_20

https:/learthquake.usgs.gov/hazards/interactive/

L

Me=(-o00.-25)
W c=(-25.-2)
B e=[2..-1.5)
[de=[-1.5..-1)
[Je=[1.-0.5)
Je=[-05..0)
O e=[0..0.5)
[(Je=[0.5.1)
[le=[1.15)
Me=(15.2)
Mc=02.25)
W:e=025. +m)

3/5



11/24/21, 12:42 PM Unified Hazard Tool

Summary statistics for, Deaggregation: Total

Deaggregation targets Recovered targets
Return period: 475 yrs Return period: 507.5815yrs
Exceedance rate; 0.0021052632yr™' Exceedance rate: 0.001970127 yr~'

PGA ground motion: 0.50984561¢g

Totals Mean (over all sources)
Binned: 100 % m: 6.66
Residual: 0% r: 11.96 km
Trace: 0.12% go: 092a
Mode (largest m-r bin) Mode (largest m-r-zo bin)
m: 6.34 m: 6.36
r: 7.23km r: 6.1km
go: 0.820 go: 0.720
Contribution: 14.08 % Contribution: 10.23%
Discretization Epsilon keys
ri min=0.0, max=1000.0, A=20.0 km €0: [-00 ..-2.5)
m: min=4.4, max=9.4,A=0.2 €1: [-2.5..-2.0)
€ min=-3.0,max=3.0,0=050 €2: [-2.0..-1.5)

€3: [-1.5..-1.0)

£€4: [-1.0..-0.5)

£5: [-0.5..0.0)

€6: [0.0..0.5)

€7: [0.5..1.0)

€8: [1.0..1.5)

€9: (1.5..2.0)

€10: [2.0..2.5)

€11: [2.5..+]

https:/fearthquake.usgs.gov/hazards/interactive/ 4/5



11/24/121, 12:42 PM

Deaggregation Contributors

Source Set L Source

UC33brAvg_FM32
Hollywood [2]
Newport-Inglewood alt 2 [8]
Santa Monica alt 2 [2]
Palos Verdes {15]
Malibu Coast alt 2 [0]
Compton [4]

UC33brAvg_FM31
Newport-Inglewood alt 1 [8]
Santa Monica alt 1 {0]

Palos Verdes [15]
Compton [4]
Santa Susana East (connector) [1]

UC33brAvg_FM31 {opt)
PointSourceFinite: -118.449, 34.081
PointSourceFinite: -118.449, 34.081
PointSourceFinite: -118.449, 34.108
PointSourceFinite: -118.449, 34.108

UC33brAvg_FM32 {opt)
PointSourceFinite: -118.449, 34.081
PointSourceFinite: -118.449, 34.081
PointSourceFinite: -118.449, 34.108
PointSourceFinite: -118.449, 34.108

https://earthquake.usgs.gov/hazards/interactive/

Type

System

System

Grid

Grid

6.62
5.86
1.99
12.10
7.16
10.65

5.90
2.60
12.10
10.65
25.08

7.31
731
9.26
9.26

729
7.29
9.32
9.32

Unified Hazard Tool

6.97
6.63
7.10
6.96
7.44
7.46

6.57
713
6.95
7.38
7.24

571
5.71
5.80
5.80

572
572
5.78
5.78

&

0.46
0.59
-0.01
1.08
0.15
-0.06

0.63
0.00
1.05
-0.05
1.48

1.03
1.03
1.26
1.26

1.02
1.02
1.28
1.28

ton

118.422°W
118.390°W
118.460°W
118.551°W
118.525°W
118.581°W

118.389°W
118.461°W
118.551°W
118.581°W
118.419°W

118.449°W
118.449°W
118.449°W
118.449°W

118.449°W
118.449°W
118.449°W
118.449°W

lat

34.084°N
34.043°N
34.043°N
33.963°N
34,033°N
33.973°N

34.044°N
34,045°N
33.963°N
33.973°N
34.292°N

34.081°N
34.081°N
34.108°N
34.108°N

34.081°N
34,081°N
34,108°N
34.108°N

az

22.71
76.11
322.74
231.20
271.74
242.03

75.87
324.68
231.20
242.03

5.41

0.00
0.00
0.00
0.00

0.00
0.00
0.00
0.00

%

34.06
5.36
520
4.84
3.77
1.84
1.50

33.18
6.73
6.22
3.97
3.03
121

16.75
4.07
4.07
1.86
1.86

16.02
3.56
3.56
1.93
1.93

5/5



11724/21, 12:43 PM Unified Hazard Tool

U.S. Geological Survey - Earthquake Hazards Program

Unified Hazard Tool

Please do not use this tool to obtain ground motion parameter values for the design code reference

documents covered by the U.S. Seismic Design Maps web tools (e.g., the International Building Code and
the ASCE 7 or 41 Standard). The values returned by the two applications are not identical.

~ |nput
Edition Spectral Period

Dynamic : 6nterminous U.S.2014 (update... ‘ Peak Ground Acceleration J
Latitude Time Horizon

Decimal degrees Return period in years

34.0311

Longitude
Decimal degrees, negative values for western longitudes

-118.4492

Site Class

|
|' 259 m/s (Site class D)

https:flearthquake.usgs.gov/hazards/interactive/

2475 41

1/5



11/24/21, 12:43 PM

A Hazard Curve

Hazard Curves

mol |
le-l—
le-2—
le3—
led=—
le-5-
" Time Horizan 2475 years

e —@— Peak Ground Acceleration
1e-7- —¢— 0.10Second Spectral Acceleration
—a— 0.20 Second Spectral Acceleration

le-8-| =@ 0.30 Second Speclral Acceleration
-3 - 0.50 Second Speciral Acceleration

Annual Freguency of Exceedence

le-9-1 - 0.75Second Speclral Acceleration
—e— 1.00 Second Speciral Acceleratian

le-104 2.00 Second Speclral Acceleration
le-11 3.00 Second Speclral Acceleration

4.00 Second Spectral Acceleratian
le-12- —8— 5.00 Second Speciral Acceleratian

T T T
le-2 le-l leta

Ground Motion (g)

Camponent Curves for Peak Ground Acceleration

= 5
L
le-3
le-4
le-5+
le-6-
le-7- \
268 Time Horizon 2475 years
= 2 Syslem
le-9- —a— Grid
—a— Intedface

le- 11

Ground Motion (g)

View Raw Data

https://earthquake.usgs.gov/hazards/interactive/

L)
le+0

Unified Hazard Tool

Ground Motion (g)

2.54

2.0

1.54

1.04

Spes

Ground Motion (g): 0.8654

Uniform Hazard Response Spectrum

1.0

T
15

20 25 30

Spectral Period (s}

2/5



11/24/21, 12:43 PM =
Unified Hazard Tool

~  Deaggregation

Component

Total

We={(o_-25)
[l e=[-25.-2)
8] £=[-2.. -1.5)
Oe=[-15..-1)
[(Je=[-1..-0.5)

[Je=[-05..0)

(Je=[0..0.5)

R i 45 Oe=[05. 1)

e Be=[1.15)

We=(15.2)

We=[2.25)
Bc=(25.+x)

https:/learthquake.usgs.gov/hazards/interactive/
3/5



11/24/21, 12.43 PM Unified Hazard Tool

Summary statistics for, Deaggregation: Total

Deaggregationtargets Recovered targets
Return period: 2475yrs Return period: 2986.2602yrs
Exceedance rate: 0.0004040404 yr~’ Exceedancerate: 0.000334867 yr-'

PGA ground motion: 0.86538534¢g

Totals Mean (over all sources)
Binned: 100 % m: 6.8
Residual: 0% r: 8.27km
Trace: 0.08% €o: 1490
Mode (largest m-r bin) Mode (largest m-r-go bin)
m: 7.31 m: 7.32
r: 8.36km r: 6.94km
g0 1.20 eo: 0.77¢0
Contribution: 14.07 % Contribution: 6.61%
Discretization Epsilon keys
r: min=0.0, max =1000.0, A=20.0 km €0: [-o0..-2.5)
m: min=4.4,max=9.4,A=0.2 el: [-2.5..-2.0)
€ min =-3.0,max=3.0,A=0.50 €2: [-2.0..-1.5)

€3: [-1.5..-1.0)

€4: [-1.0..-0.5)

€5: [-0.5..0.0)

€6: [0.0..0.5)

€7: [0.5..1.0)

€8: [1.0..1.5)

€9: [1.5..2.0)

€10: [2.0..2.5)

€11: [2.5..+0]

https://earthquake.usgs.gov/hazards/interactive/ 4/5



11124/21, 12:43 PM

Deaggregation Contributors

Source Set L, Source

UC33brAvg _FM32
Santa Monica alt 2 [2]
Hollywood [2]
Newport-Inglewood alt 2 [8]
Palos Verdes [15]
Malibu Coast alt 2 [0]
Compton [4]
Compton (3]

UC33brAvg_FM31
Santa Monica alt 1 [0]
Newport-Inglewood alt 1 (8]
Compton [4]
Palos Verdes {15]
Compton [3]
Hollywood [2}
San Pedro Escarpment [1]

UC33brAvg_FM31 (opt)
PointSourceFinite: -118.449, 34,081
PointSourceFinite:-118.449,34.081
PointSourceFinite: -118.449, 34,108
PointSourceFinite: -118.449,34.108

UC33brAvg_FM32 (opt}
PointSourceFinite: -118.449, 34.081
PointSourceFinite: -118.449, 34,081
PointSourceFinite: -118.449, 34,108
PointSourceFinite: -118.449,34.108

https:/learthquake.usgs.gov/hazards/interactive/

Type

System

System

Grid

Grid

1.99
6.62
5.86
12.10
7.16
10.65
10.70

2.60
5.90
10.65
12.10
10.70
6.62
9.28

7.18
7.18
8.94
8.94

7.15
7.15
9,01
9.01

Unified Hazard Tool

7.15
7.01
6.69
7.08
7.51
7.46
7.26

717
6.62
7.39
7.07
7.35
6.97
7.60

5.79
5.79
593
5.93

5.80
5.80
591
591

€9

0.92
1.41
1,52
1.92
1.06
091
0.95

0.95
1.56
0.93
1.85
0.95
1.45
0.85

1.80
1.80
1.99
1.99

1.80
1.80
2,01
2.01

lon

118.460°W
118.422°W
118.390°W
118.551°W
118.525°W
118.581°W
118.533'W

118.461°W
118.389°W
118.581°W
118.551°W
118.533°W
118.422°W
118.655°W

118.449°W
118.443°W
118.449°W
118.449°W

118.449°W
118.449°W
118.449°W
118.449°W

lat

34.043°N
34.084°N
34.043°N
33.963°N
34.033°N
33.973°N
33.925°N

34,045°N
34.044°N
33.973°N
33.963°N
33.925°N
34.084°N
33.915°N

34.081°N
34.081°N
34.108°N
34.108°N

34.081°N
34.081°N
34.108°N
34.108°N

az

322,74
22,71
76.11

231.20

271.74

242.03

213.27

324.68

75.87
242.03
231.20
213.27

2271
23591

0.00
0.00
0.00
0.00

0.00
0.00
0.00
0.00

%

38.30
8.69
6.69
6.00
298
294
2.73
177

36.59
10.93
7.56
5.44
3.25
117
114
1.03

13.00
4.18
4.18
1.52
1.52

12.12
3.67
3.67
1.56
1.56

5/5



LIQUEFACTION ANALYSES

; __r; A.G.l. GEOTECHNICAL, INC.




A.G.l. GEOTECHNICAL, INC.

SPT Liquefaction & Seismic Settlement Evaluation 16555 Sherman Way
Van Nuys, CA 91406
Project: 11835 W. Te pl., Earthquake Magnitude, M : —— (818) 785-5244 Fax (816) 7856251
Job No: 31-6013-00 Design PGA ! 0.614
Boring: B-1 Magnitude Scaling Factar, rp, : 0.874
Factor, €c /! Eg =gt 0.801 Return Period| 475 |years
SPT N-Value Correction Factors PGAy 092] g
Energy Ratio, Cg| 1.30 Boring Water Level (Below Orig), ft : 45.0 F.0s 11
Borehole Diameter, Cg| 1.15 Design Water Level (Below Orig), ft: 30.0
Rod Length, Cg Removal Depth (Below Orig), ft : 5.0 L1QUEFACTION SETTLEMENT (in): 0.00
Sampler Type, Cg| 1.20 Surcharge Fill Height {Above Orig), ft : 0.0 DRY SAND SETTLEMENT (in) : 0.50
Overall Correction, Cggs  1.79 Surcharge Fill Unit Weight v, pcf : 114 TOTAL SEISMIC SETTLEMENT (in):  0.50
Design Design Boring Rod SPT
Total Unit | spT Layer Layer |Total Stress| Effective Effective | Overburden | Length | Fines SPT Dry Sett CSR =
Weight v | N4 | Fines | Incl? | Thickness t [Midhelght z, Oq Stress o' Stress g, Correction Corr. Corr
(peh) (%) | (YIN) (ft) (f) {psf) (psh (psf) Cy B{Nylag
26 | o |65 [ v | 350 | 175 | 221 _ar
2 | s |07 Y |7 800 800 | 756 00
s | 14| o | ¥ 500 11.00 1,308 00
o4 17 | o |_¥ | 500 16.00 1,776 _ 00
01 | 5 | a3 | 7Y 1T 5007 . 35
RETN N - A Y- = 42
e | 16 | 80 [TYT) 500 = 53
3 _.te JTafer | VO 500 ! 28]
« 1o "3 o) vl Tt | 00 ]
= 118 | 100 | o | 7Y | 500 0.0
< R IS KT 67 | o | Y | 300 00
Liq FS SPT| Sum Liq Mean Stress Dry Sett { Sum Dry [ Sum Total
« p (N1)sges | Ko | CRRy|LiaFS| Vol Strain | Liq Settas | Settas O’ Yoi(CetGmax) e e SettAs |  Sett
LYR (%) (in) (in) (ps) (%) (in) (in) (in)
1} S.00 1.20 28.3 1.000 | 9.999 | 9.999 0.00 Above WL 0.00 147 0.000125 0.0432 | Removed 0.50 a.50
2| 000 | 1.00 1.000| 9999 | 9999 | = 0.00 | AboveWL | 000 0.000247 0.1341 0.13 0.50 0.50
3 000 | 100 10009999 | 9999 | ~ 000 | AbovaWL | 000 | 0000290 00810 | | oa
4 000 | 1.00 000 | AboveWL | 000 0.000329 0.30
5{ 500 | 1.20 0.00 Above WL | 0.00 0036 0.22
6| 500 | 120 | AbovewL [ — 0.00 - 0.000425 0.13
7] 5.00 129ﬁ 0.00 0.000431 _0_.(10
8| 477 | 1.16 _ 0.00 0.000368 0.00
9| o.00 1.00 0.00 . 0.000407 A 0.00 0.00
10| 000 | 1.00 B 0.00 0.000298 BelowWL| 000 | 0.00
11] 000 | 1.00 0.00 __0.000345 Below WL| ~ 0.00 0.00
References: 1) Tokimalsu, K., and Seed, H. (1987). "Evaluation of Selllements in Sands Due to Eaithquake Shaking." Joumal of Geolechnical Engineering, ASCE, 113(8), BS1-875, 2) Youd, T.L., and Idriss, .M.
(1997). "Proceeding of the NCEER Workshop on Evaluation of Liquefaction Resistance of Soils". Technical Report NCEER-97-0022, FHWA.
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———— .G.I. GE N NC.
SPT Liquefaction & Seismic Settlement Evaluation " |16552Ts‘:§:a:\:,2|;’ e
Van Nuys, CA 91406
Project: 11835 W. Tennessee P!., Earthquake Magnitude, M : | 6.80 I (818)785-5244 Fax (816) 7855251
Job No: 31.6013-00 Design PGA ; 0.921
Boring: B-1 Magnitude Scaling Factor, ¢y, : 0.898
Factor, Ec,n/ Ecn=15 ¢ 0.839 Return Period| 2475 |years
SPT N-Value Correction Factors PGA,; | 0921 |g
Energy Ratio, C¢ | 1;3_0‘ Boring Water Level (Below Orig), ft : 45.0 F.0.S 1.0
Borehole Diameter, Cp| 1.15 Design Water Level (Below Orig), ft : 30.0
Rod Length, Cg| ><_| Removal Depth (Below Orig), ft : 5.0 LIQUEFACTION SETTLEMENT (in):  0.00
Sampler Type, Cs| 1.20 Surcharge Fill Height (Above Orig), ft : 0.0 DRY SAND SETTLEMENT (in): 3.91
Overall Correction, Cgps  1.79 Surcharge Fill Unit Weight v, pef : 114 TOTAL SEISMIC SETTLEMENT (in):  3.91
Design Design Boring Rod SPT
Total Unit Layer Layer [Total Stress| Effective Efective | Overburden | Length | Fines | SPT | Dry Sett
Layer Weight y Thickness t |Midheight z,, Stress o’ Stress a' Corfection Corr. Corr | (Ny)so | (N1dsacs
(pef) (rt) (ft) (psf) (psf) Cu
T ~ 126 3.50 1.75 — 221 _ 1.60 194
| 2 126 500 ) _Tse X
wo| 3 94 1,306
Wl 4 S 1 aare
x| 5 2,264
X 2,819 )
o 7 T 3,354 i
" I - 3632
| 9 3,910
< o 4,188
wl 11 T 4410 _
LiqFS SPT SumLiq | Mean Stress Dry Sett | Sum Dry (Sum Total
] B (N1)gocs K, | CRRy LiqFS| Vol Strain | Liq Sett As Sett As om' Gmax Yet{Get!Gmax) Yeir | Ecm=r5 As Sett As Sett
LYR (%) (in) (in) (psf) (%) (%) Gn) | (n) (in)
1] 500 | 1.20 283 ~ 0.00 AboveWL [ 000 | _ 147 0.000188 9.2811] 4.1481 | Removed| 3.81 | 391
2| 0.007| 100 | 194 0.00 Above WL |~ 0.00 504 0.000371 25811 21798 | ‘219 | 391 ECT
3] oo | 100 264 | 1000]9.999 | 9999 | 000 | AboveWL [ 000 871 0.000435 05902 | 03999 | 040 | 172 172
4000 | 100 | 275 | Too0| 9999 | 9.939| ~ 0.00 Above WL |~ 0.00 1,184 0.000434 0.5541| 0.3554 | 0.36 132 1.32
5| 500 | 120 | 338 |1.000]| 9.999° 000 | AboveWL [  0.00 1,509 2345 | 0.000548 05476| 03512 | 035 | 096 0.96
6] 500 | 120 27.4 _ 000 Above WL |~ 0.00 1.879 2,460 0.000638 0.7427| 0.6008 | 0.60 0.60 0.60
7| 500 | 120 314 000 0.00 0.00 2277 2,873 0.000646 0.5070 | 0.3316 | Below WL 0.00
8| 477 | 116 60.8 000 | 0.00 000 | 2671 _| 3828 | 0000552 702303 | 0.0000 | Below WL 0.00
L W1 : 5| oo | ow | om | aee | wmm | ) 02683 | 0.0770 | BelowWL| 000 | GO0
¥ 1121 | 0945( 09999 9999| 000 | 000 | 000 | 3457 0.1075| 0.0000 | BelowWi| 000 | 0.0
11] 000 | 1.00 735 | 09369999 | 9.999| 000 | T0.00 000 . 10,1420 | 0.0000 | Below WL | 0.00 000

References: 1) Tokimatsu, K., and Seed, H. (1987). “Evaluation of Seltlemenls in Sands Due to Earthquake Shaking." Joumal of Geotechnical Engineering, ASCE, 113(8), 861-878. 2) Youd, T.L., and Idiss, LM.
{1997). "Proceeding of the NCEER Workshop on Evaluation of Liquefaction Resistance of Soils". Technical Report NCEER-97-0022, FHWA.
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SHRINKAGE CALCULATION

E ; A.G.l. GEOTECHNICAL, INC.




SHRINKAGE (-) / BULKING (+) DETERMINATION

INITIAL (1) FINAL (2)
!"— Vv1

I | oo
I T VOIDS

.
Yd1 = Ws = Ws = Ws yd2 = Ws
AR V2
V2 = Ws = Yd1
AV=V2-V1=ydl Yd2 v
Yd2
ver
Yd2 Y1
AV% = V2-V1=100x ——— =100x (— -1)
V1 ! Yd2

1) Ya1, INITIAL DRY DENSITY (pcf) 111 | (IN-SITV)

2) Ya2, FINAL DRY DENSITY (pcf) 109

(COMPACTED OR EXCAVATED)
AV, VOLUME CHANGE (ft%)

AV% , VOLUME CHANGE (%) 1.6 BULKING

Reference: NAVFAC DM-7.01, Chapter 3, Section 2, Table 6, September 1, 1986

Proj. No.:|31-6013-00 |Date: Jan. 2022
AGI GEOTECHNICAL, INC

\Project: [11835 W. Tennessee PI., Los Angeles
16555 Sherman Way, Van Nuys. Californla, Ph (818) 785.5244, Fax (818) 7856251 Calc. By: |WFB |




BEARING CAPACITY ANALYSIS

:EZE&@DE A.G.l. GEOTECHNICAL, INC.




BEARING CAPACITY OF CONTINUOUS FOOTING FOUNDATION

TERZAGHI BEARING CAPACITY FACTORS :Ne¢, Ng, Ny
S

0 5 10 15 20 25 30 35 40 45
ANGLE OF INTERNAL FRICTION, ¢, DEGREES

SOIL PROPERTIES:
UNIT WEIGHT, v (pcf) | 114

COHESION, ¢, (psf) | 617
FRICTION ANGLE, ¢ (deg) | 21.8

FOUNDATION PROPERTIES:

WIDTH, B (feet) 2
DEPTH, D (feet) 2

FACTOR OF SAFETY, FOS 3

BEARING CAPACITY FACTORS:

References:

1. Coduto, Donald (2001), Foundation Deslgn, Prentice-Hall, ISBN 0-13-589706-8

2. Das, Braja (2007), Princlples of Foundation Engineering {6th ed.), Stamford, CT: Cengage Publisher
3. Das, Braja {1999}, Bearing Capacity and Settlement, Boca Raton, FL: CRC Press LLC

AGI GEOTECHNICAL, INC.
16555 Sherman Way, Van Nuys, California, Ph (818) 785-5244, Fax (818) 785-6251

ULTIMATE BEARING CAPACITY =

qult=cNc +y DNg + 0.5y BNy

Quit

ALLOWABLE BEARING PRESSURE = Qyow = Gu/FOS

BEARING CAPACITY FACTORS

e21:(0.75-d>/360)t'c1n<11

NG = o2 (45+912)

Ng-1
tang

2(Ng+1)tan¢
1+0.4sin4¢

Nc =

|

90-¢

ULTIMATE BEARING CAPACITY, gy :

N Ng | _9.00 ALLOWABLE BEARING PRESSURE, qaow :
No 1-19.99
Ny 5.71 RECOMMENDED BEARING PRESSURE, q :

_1 5,038 psf

5,013 psf

3,500 psf

Proj. No.: 31-6013-00

|Date: Jan. 2022

Project: 111835 Tennessee

Pl., Los Angeles

Calc. By: |WFB

l




SLOT CUT STABILITY ANALYSIS

_":—_L: l ;——"'_— A.G.l. GEOTECHNICAL, INC.




SLOT CUT STABILITY ANALYSIS

. r
L
Soil:
Y, C ¢
H
z
4
Description Value
Unit Weight, y (pcf) 114
Friction, ¢ (deg) - 218
Cohesion, ¢ (psf) 617
Cut Height, H (ft) - o 5.0
Failure Radius, r (ft) o 40
Failure Width, B = 2r (ft) 8.0
Volume, V = nr’H / 4 (t°) | 3
We|ght W = Vy (Ib) | 7182
Surcharge‘Q (Ib) 10,000
Weight+Surcharge, W + Q, ( ) 17,182
Surface Area, A = 0.5236r ((r +aHHP ) (17) | 50
Driving Force, Fp = WH / (r*+H?)". (Ib) 13,417
Normal Force, Fy = Wr/ (r +H?)"2 (Ib) 10,734
Frictional Re3|stance RF =Fy tand (lb) 4,293
Cohesive Resistance, R¢ = Ac (Ib) 30,850
Total ReS|stance R= RF + RC(Ib) 35,143
Factor of Safety, FS=R /FD 2.62
Proj. No.:: |31-6013-00 |Date: Jan. 2022
— Project: '1 1&35 Tennessee L.
A.G.l. GEOTECHNICAL, INC. Galc. By: | |WFB |




QUADRANGLE LOCATION MAP
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GROUNDWATER MAP
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L4

Plate 1.2 Historically Highest Ground Water Contours and Borehole Log Data Locations, Beverly Hills Quadrangle.

® Borehole Site — 30 - Depth to ground water in feet

X Sile of historical earthquake generated liquefaction. See "Areas of Past Liquefaction® discussion in tex.

ONE MILE
SCALE

Open-File Report 9614
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APCW-2022-1156-SPE-HCA

EXHIBIT F

PUBLIC CORRESPONDENCE



WLASNC Board FY 2021-2022

Jamie Keeton - Chair/ Organizational Rep.

Ron Migdal - Vice Chair/ At Large Rep.
Jay Handal - Treasurer/ Business Rep.
Jay Ross- Secretary/ Organizational Rep.

Walton Chiu- North West Rep.

Mollie Rudnick - North East Rep.
Arman Ghorbani - South East Rep.
Galen Pindell - South West Rep.
Monica Mejia-Lambert - At Large Rep.
Ehsan Zahedani - At Large Rep.

Jean Shigematsu - At Large Rep.

Teri Temme - At Large Rep.

Pierre Tecon - At Large Rep.

West Los Angeles Sawtelle N.C.
1645 Corinth Ave.
Los Angeles Calif. 90025
(310) 235-2070

Chair - Jamie Keeton
Jamie@WestLASawtelle.org

Website:
www.WestLASawtelle.org

Danilo Torro - Business Rep.
Adriane Ransom - Business Rep.

Planning Dept.

Re:  Resolution - Support for 11835 Tennessee Place with Conditions
AA-2022-1158-PMLA-SL-HCA. ENV-2022-1157-EAF. APCW-2022-1156-SPE-HCA.

To the City,

At the Aug. 24, 2022, meeting of the West Los Angeles Sawtelle N.C., the Board of Directors
voted 7-2-0, to support the project with the following Conditions, and authorize the Chair to
submit Community Impact Statements in the future.
The developer agreed to these Conditions at the meeting, and if these conditions are not included
in the Determination, then the N.C.’s support will not be valid.

1. The tall redwood tree must be preserved, along with other mature trees (at least 2 others).

2. Landscaping shall be planted in the ROW to deter homeless encampments.

3. Street lamps shall be installed on both frontages.

4. Native xeriscape shall be planted in the ROW.

Facts and background:
1. 4 new houses will reduce the city’s housing crisis.

Findings and justifications:
1. Developers should get the use of city land for free, instead of the city requiring
compensation for its valuable public land.

Ex parte communications: J. Ross conferred with representative Brian Silveira on scheduling and
project information.

Disclosures and conflicts of interest: None disclosed by any committee members.

To government agencies: Only the Chair and designated Boardmembers may testify to public
agencies on behalf of the West L.A. Sawtelle NC. The Board requests that the Council Office
and private/non-profit entities do not testify or speculate on behalf of the NC.

/s/ Jamie L. Keeton
Jamie L. Keeton, Chair WLASNC

cc: Jason Douglas, Gaby Markley, Noah Fleishman, Council District #11



Connie Chauv <connie.chauv@lacity.org>

WLASNC public comment: 11835 Tennessee PI.

Jay Ross <jayr@westlasawtelle.org> Wed, Sep 28, 2022 at 1:42 PM
To: Connie Chauv <connie.chauv@lacity.org>

Connie:
Plz accept public comment from WLASNC.

ﬂ Resolution WLASNC Tennessee11835 8.2022.pdf
153K


https://mail.google.com/mail/u/0/?ui=2&ik=3052195b8e&view=att&th=18385d69fa19bdfc&attid=0.1&disp=attd&realattid=f_l8m3gdq30&safe=1&zw

Connie Chauv <connie.chauv@lacity.org>

Fwd: WLASNC: Requests

1 message

Jay Ross <jayr@westlasawtelle.org> Fri, Sep 2, 2022 at 11:53 AM
To: Connie Chauv <Connie.Chauv@lacity.org>

Connie,
See the email from CD11 below, in which Jason states that the city can sell the 10 ft ROW that the developer wants to
use for his 11835 Tennessee PI. project.

---------- Forwarded message ---------

From: Jason Douglas <jason.p.douglas@|lacity.org>
Date: Mon, Jul 11, 2022 at 5:40 PM

Subject: Re: WLASNC: Requests

To: Gaby Markley <gaby.markley@]acity.org>

Cc: Jay Ross <jayr@westlasawtelle.org>

Hi Jay,

| don't think it would be feasible to go through a long/complicated process to surplus the land and go through a sale. If you
look at the other "own a piece of Ia" properties (somewhat similar incongruous public rights of way), they are generally not
returning that high of a price. Moreover, the City would lose the dedication.

Via the R-Permit, the applicant is able to maintain the landscaping here to an extent beyond what the City honestly would
be able to maintain.

Based on the renderings though, | might argue to eliminate the fence in the PROW.

Jason Patrick Douglas
o Planning Director

QM; Councilmember Mike Bonin
HE | City of Los Angeles

\agles/ 213-473-7011 | www.11thdistrict.com
~RER- Sign Up for Mike's Email Updates

mmmmm

On Tue, Jul 5, 2022 at 11:17 AM Gaby Markley <gaby.markley@]acity.org> wrote:
1. Looking into this with my supervisor.
2. Found the box, we can schedule a time for pick up. | would prefer Thursday morning at 11 AM. If this works for you, |
will let Sergio know to let you in. | also have an additional box for Jay Handal | will be giving to you as well.
3. I've ordered the key to be rushed. This could take some time, but I'll let you know.
4. This is a question for the Bureau of Street Lighting, as they run the program. Link --> https://lalights.lacity.
org/connected-infrastructure/ev_stations.html
5. I need to follow up with Jason to give you an answer to this question.

On Fri, Jul 1, 2022 at 11:56 AM Jay Ross <jayr@westlasawtelle.org> wrote:
To CD11:
Consolidated... some for Jason, some for Gaby.

1. May we use Civic Center or parking lot along Santa Monica Blvd for NC Election in March 20237
2. Can you find the box of NC dox that | gave Sachin some months ago
3. Can you get me a key for the NC office?


https://www.google.com/maps/search/11835+Tennessee+Pl?entry=gmail&source=g
mailto:jason.p.douglas@lacity.org
mailto:gaby.markley@lacity.org
mailto:jayr@westlasawtelle.org
http://www.lacity.org/
tel:213-473-7011
http://www.11thdistrict.com/
https://11thdistrict.com/newsletter-signup/
mailto:gaby.markley@lacity.org
https://lalights.lacity.org/connected-infrastructure/ev_stations.html
mailto:jayr@westlasawtelle.org

4. How can neighbors get those Flo EV chargers installed on their streets?
5. For 18355 Tennesse Place project, can the city SELL the 10 ft right of way, instead of giving it away to use for free
via an R Permit or vacating it? (need prior to Jul 12 PLUM meeting).

Thank you.

Gaby Markley

West LA Field Deputy and Organizing Deputy
Councilmember Mike Bonin

City of Los Angeles

(310)568-8772 | www. 11thdistrict.com
pronouns: she/her/hers



http://www.11thdistrict.com/
https://11thdistrict.com/

Connie Chauv <connie.chauv@lacity.org>

11835 Tennesse - APCW-2022-1156-SPE-HCA

Jay Ross <ross_jay@hotmail.com> Fri, Sep 2, 2022 at 11:51 AM
To: "Connie.Chauv@LACity.org" <Connie.Chauv@lacity.org>

Hi Connie,

| have these suggestions for the city ROW that the developer proposes to use, instead of the proposed
Specific Plan Exception that gives the owner/developer the use of 4,000 sf of city land for free.

The frontage is 200 ft on each side, and 10 ft deep, so that is 2,000 sf on each side, for a total of 4,000 sf.
That's almost the size of a regular city lot of 5,000 sf.
With that land, the developer can add 2-3 houses, which he will sell for $1,000,000 each.

Option #1 is for the city to sell that land, which is incredibly valuable.
Parcels sell for $3,000,000 in this neighborhood, so at 5,000-6,000 sf per parcel, that is $500/sf.
So, this 4,000 sf of land is worth $2,000,000.

The City CAN sell this land. I'll send another email from CD11's Jason Douglas that says the land can be sold,
as opposed to given to the developer to use for free.

He is wary about the process of selling it, but the city can sell any piece of land that it wants,
through whatever process is required.

(I will send that email separately.)

The City's deficit is something like $50,000,000.
That $2,000,000 can be used to reduce our deficit.

Option #2 is to require an affordable housing incentive, instead of the SPE.
In this case, the community gets the benefit of affordable housing.

You can mandate that one house be restricted to low- or moderate-income households.

In both of these options, the city gets something in return.
The SPE provides no community benefit. It's a giveaway to a rich developer.

I am on our WLASNC, but | submit these as a private citizen.

Jay Ross
West LA 90064



Connie Chauv <connie.chauv@lacity.org>

Appeal - 11835 Tennessee PI.

1 message

Arna Zlotnik <arnazlotnik@gmail.com> Fri, Sep 2, 2022 at 4:46 PM
To: connie.chauv@lacity.org

Cc: Rudy Hartanto <rudyhartanto25@gmail.com>, Jeremy Horn <jeremy@ateliertutors.com>, Carrie Nedrow
<cnedrow@sbcglobal.net>, councilmember.bonin@lacity.org

9-2-2022
Re: 11835 Tennessee PI.
AA-2022-1157-PMLA-SL-HCA
ENV-2022-1158-EAF
APCW-2022-1156-SPE-HCA
APPEAL of WLASN Board of Directors Decision August 2022

Dear Ms. Chauv:

| have been advised you represent our district at the Project Planning Dept.

| and neighbors to the above-stated project wish to appeal the decision of the WLASN Board regarding the specific
plan exception that was granted to the developer as his requested relief and mandate that the developer stay within the
existing property boundaries as the plan violates LAMC Sec. 11.5.7 (F) (1) and the developer fails to establish the
requirements as set forth in Sec. 11.5.7 (F)(2).

1. Please place us on the contact email list as stated above for any and all public hearings and scheduled agendas
regarding said case # with the Project Planning Dept.

2. Please advise what is the process to appeal this decision. Is the project permit compliance review initially with the
Planning Department? Are neighbors allowed to state our grievances prior to any decision? If not, please provide written
decisions ASAP as there are time limits.

3. Or do we appeal any Board decision directly to the West L.A. APC? Or does the case first go before the W.L.A. APC?
Please provide contact information for APC.

4. Should we contact our L.A. City Councilman 11th District Mike Bonin.

5. As the aggrieved parties - neighbors herein, we kindly ask for your timely assistance and guidance? This is a time
sensitive matter. We await your response. Thank you.

Arna Zlotnik

11801 Tennessee Ave.
(310)291-2888
arnazlotnik@gmail.com

Sent from my iPhone


mailto:arnazlotnik@gmail.com

Connie Chauv <connie.chauv@lacity.org>

11835 Tennessee Ave.

Arna Zlotnik <arnazlotnik@gmail.com> Fri, Sep 16, 2022 at 3:16 PM
To: Connie Chauv <connie.chauv@lacity.org>

Cc: Rudy Hartanto <rudyhartanto25@gmail.com>, Jeremy Horn <jeremy@ateliertutors.com>, Ck B <cyrus320@msn.com>,
Carrie Nedrow <cnedrow@sbcglobal.net>

Re: 11835 Tennessee PI.
AA-2022-1157-PMLA-SL-HCA
ENV-2022-1158-EAF
APCW-2022-1156-SPE-HCA

Dear Ms. Chauv:

We, a collective of neighbors to the above-stated property (AKA Tennessee Corridor Alliance - TCA), do pose an
objection to the recent decision of the WLASN Board for the above-stated property, and in order to proceed with this,
we respectfully request some points of clarification to your response to my earlier email.

1. Regarding the joint public hearing conducted by the DAA and the West L.A. APC, when do you expect this
hearing to take place? We would like to submit to you our written opposition prior to the meeting. How may
we be given advance notice in order to provide you with our timely stated enumerated objections to the

project.

2. How does the DDA and West L.A. APC work in conjunction with the project? Do they work in tandem? With our
objection as to the size and scope of the plan, is this considered within the parameters of the Parcel Map
decision? Does the DDA consider the SPE also or is that considered only by APC? A rejection of the SPE
request by the developer will consequently impact favorably to TCA's position as to the overall plan.

3. At this joint public hearing is this when we may expect a decision by the DAA or is it taken under advisement and
the decision ultimately provided in the DDA's LOD at a later date? Will the individual members of TCA be notified
via email? What is the time period to file an appeal to the West L.A. APC?

4. You mentioned that the case has not been transmitted to the Commission Office yet, because the case is on hold.
Is this a hearing separate from the joint public hearing? Will we be notified of this or do we need to register our
email addresses directly to the commission?

5. Are you at liberty to provide the basis for why the case is on hold?

Again, thank you for your guidance in these matters.

Arna Zlotnik and TCA neighbors
arnazlotnik@gmail.com


mailto:arnazlotnik@gmail.com

Connie Chauv <connie.chauv@lacity.org>

Public Hearing: 11835 W Tennessee Pl (AA-2022-1157-PMLA-SL-HCA & APCW-2022-
1156-SPE-HCA)

Amar Kohli <akohli111@aol.com> Wed, Mar 15, 2023 at 1:12 PM
To: "connie.chauv@lacity.org" <connie.chauv@]acity.org>

Cc: Arna Zlotnik <arnazlotnik@gmail.com>, Carrie Nedrow <cnedrow@sbcglobal.net>, "Ck B." <cyrus320@msn.com>, Rudy
Hartanto <rudyhartanto25@gmail.com>, Jeremy Horn <jeremy@ateliertutors.com>

Connie Chauyv, City Planner
Los Angeles City Planning, Department of City Planning

connie.chauv@lacity.org
ATTN: Area Planning Commission, Hearing Officer

RE: Public Hearing: 11835 W Tennessee Pl - (AA-2022-1157-PMLA-SL-HCA & APCW-2022-1156-
SPE-HCA)

Dear Ms. Chauv/Area Planning Commission, Hearing Officer

We, object to the recent decision by the WLASN Board to grant the request of the property owner
of the captioned address. Our neighbors (AKA Tennessee Corridor Alliance - TCA) agree with our
position and we write to outline the following specific issue.

According to the Public Hearing notice received in the mail, the project assumes a worst-case
scenario of removing all street trees, in the event of changes to the right-of-way improvement plans
after approval of the environmental clearance. However, this environmental analysis does not
authorize the removal of any street trees without prior approval of Urban Forestry, in compliance
with LAMC Sections 62.169 and 62.170 and their applicable findings. The project may involve the
removal of up to nine (9) non-protected trees along the public right-of-way.

As per LAMC Section 62.169, plants, trees or shrubs cannot be removed in any street in the city
without a permit from the Board. The right-of-way represents "City-owned land" and is therefore
that 8 of the 9 trees" (including the redwood) are actually the property of the City of Los Angeles
and under the purview of the Dept. of Urban Forestry."!! Same regulations apply regardless of who
planted them originally . . . . THESE TREES MUST BE "PRESERVED FROM HARM DURING
THE COURSE OF CONSTRUCTION!" 1t is acknowledged that the right-of-way is city-owned

land! Although permits may be requested for hardship to expand the property owner’s right-of-way,
we note that the purchase of such property was undertaken with full understanding of its size and
limitations so this is not a hardship case.

Section 62.170 also states that the Board may require as a condition to any permit to remove or
destroy a tree, that the permittee plant another tree of the type and size specified in the permit.
This lot has many trees in and around and this owner is building 4 units which will practically take
all the space on the lot resulting in no room to plant other trees of the type and size specified.


mailto:connie.chauv@lacity.org

Therefore, we ask the Board to re-consider this plan of construction and rule against the
destruction of the substantial trees on this lot. We also request the Board to support the neighbors
request for the owner to build within their rightful property lines without disruption to the
neighborhood roads.

Sincerely,
Amar & Anna Kohli (Neighbors)

Cc: Tennessee Corridor Alliance (TAC) - Arna Zlotnik, Ck B, Rudy Hartanto, Jeremy Horn, David
Tonnesen, Carrie Nedrow



Connie Chauv <connie.chauv@lacity.org>

Public Hearing: 11835 W Tennessee Pl (AA-2022-1157-PMLA-SL-HCA & APCW-2022-
1156-SPE-HCA)

Jay Ross <ross_jay@hotmail.com> Mon, Mar 20, 2023 at 8:25 AM
To: Connie Chauv <connie.chauv@lacity.org>

Connie,

Is this a Hearing Officer hearing that will have a Directors Determination at a later date, or is this an APC
hearing with a vote by the APC on this date?

| see the 2 prefixes, AA and APCW.

Since it's early morning, | presume this is a Hearing Officer hearing?

Will there be an APC hearing in the future?

Also, will your staff report analyze how much S the city can earn from the sale of this right of way to the
developer?

| may be unable to attend for medical reasons, but | oppose giving a revocable permit for free to a
developer.

He will be able to increase his project from 2 to 4 houses, and earn an additional $2,000,000 in revenue
from the sale of those 2 more houses.

Our city shouldn't give up that money for free, especially with our new budget deficit.

Jay Ross
Amherst Ave.
West LA 90064

From: Jay Ross <ross_jay@hotmail.com>

Sent: Monday, February 27, 2023 12:48 PM

To: Connie Chauv <connie.chauv@lacity.org>

Subject: Public Hearing: 11835 W Tennessee Pl (AA-2022-1157-PMLA-SL-HCA & APCW-2022-1156-SPE-HCA)

[Quoted text hidden]
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Connie Chauv <connie.chauv@lacity.org>

Public Hearing: 11835 Tennessee Place (APCW-2022-1156-SPE-HCA & AA-2022-1157-
PMLA-SL-HCA)

Rudy Hartanto <rudyhartanto25@gmail.com> Sun, Mar 19, 2023 at 10:34 PM
To: connie.chauv@lacity.org

Cc: Amar Kohli <akohli111@aol.com>, Arna Zlotnik <Arnazlotnik@gmail.com>, Carrie Nedrow <cnedrow@sbcglobal.net>, Ck
B <cyrus320@msn.com>, Jeremy Horn <jeremy@ateliertutors.com>

March 19, 2023

Connie Chauy, City Planner

Los Angeles City Planner, Department of City Planning
connie.chauv@lacity.org

ATTN: Area Planning Commission, Hearing Officer

RE: Public Hearing: 11835 Tennessee Place
(APCW-2022-1156-SPE-HCA & AA-2022-1157-PMLA-SL-HCA)

Dear Ms. Chauv/Area Planning Commission, Hearing Officer,

| live in a property across from the proposed site and | am writing to express strong opposition against the owner’s
request for a reduced front yard to 5 feet.

Exception for the reduced front yard to 5 feet

Endangering the Public — There are safety and road hazard concerns to the neighbors and community if
exception is granted. The architectural drawings include 4 two-stall garages, with 2 facing Tennessee Avenue and
2 others facing Tennessee Place. (Please refer to attachment BackingOutOfGarage.pdf). When the residents
back out from their garages onto the streets, the short 5' front yard will not be sufficient space for a full view of the
oncoming traffic and potentially create a vehicle collision. Also, when the residents are entering into the garages,
they will block the oncoming traffic and potentially cause a traffic jam or at worst, a collision, while waiting in the
middle of the street for the garage doors to open because there is not enough clearance space. These
dangerous scenarios will be more pronounced as traffic in the neighborhood will substantially increase when the
1,000+ apartment units in the neighborhood complete construction. The required 15’ clearance should be
followed per code requirement and for the neighborhood’s safety.

Self-Imposed Hardship — The owner cites that the strict application of the regulations, creates unnecessary
hardships. Conversely, this is a self-imposed hardship. When the owner bought the lot, they had to have a full
disclosure of the property. The lot's shape and size did not change overnight after it was purchased. The
developer has options, such as scaling down while meeting current regulations. They are petitioning the city for
exceptions and handouts in greed at the expense of the city and the neighborhood. They instead should be
reducing footage and complying with the code which the rest of us would have to do.

Scale of Design — The design is overbearing, out of scale, and out of character compared with existing low
scale single or two-story structures in our neighborhood. There is no other three-story building in our
neighborhood - it is overwhelming to the area and the scale of the lot, which makes it more prominent because it
is a main intersection. This is not Pico Boulevard nor Bundy Drive and the buildings will be unsightly at the core
of our low scale neighborhood. It needs to be scaled down.

Absent of Authority — As set forth in LAMC Section 12.10 C.1., the existing code requirements for
setbacks in small lot subdivision in the R3(EC) properties, is of 15 feet, the same as the setback requirements of
the R3 zone. The stature is clear, the authority pursuant to the Expo TNP can make minor adjustments but it does
not give the TNP Director authority to change setbacks.


mailto:connie.chauv@lacity.org

Narrowing of the streets

Jesi Harris notified the neighborhood that the current plan is to maintain the existing roadway widths, which is acceptable;
however, we would like to reiterate the reasons why we object the narrowing of the street:

Unsafe Conditions — The filing drawings shared by the developer, reflect a 10 feet of ROW which will result
in narrowing the street on both sides of the property. The uneven width of the street poses a great safety
concern. As shown in JuttingMap.pdf, the jutting edge by end of their property is a protruding structure in a 90-
degree angle, creating a disjointed condition of the street and making the traffic traveling eastbound dangerous
and hazardous. Whose liability would it be in case of an accident, the developer or the city for creating this
unsafe condition?

Fairness — Whether granting the 5' exception or the ROWSs, the owner will gain about 10" along the property
for both sides. It seems only equitable to entitle the hardworking homeowners of the same rights. It will be

perceived as giving the developer special privileges and preferential treatment otherwise.

| respectfully request that the Commission deny the setback exception and the ROWs requests.

Sincerely,
Rudy Hartanto

CC: Tennessee Corridor Alliance (TAC) - Amar Kohli, Arna Zlotnik, Carrie Nedrow, Cyrus Bazazi, Jeremy Horn

2 attachments

ﬂ JuttingMap.pdf
414K

ﬂ BackingOutOfGarage.pdf
2190K
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UNSAFE CONDITIONS -
THE UNEVEN CONDITION OF THE STREET / SIDEWALK WILL CAUSE A DANGEROUS TRAFFIC CONDITION

ENCROACHING INTO PUBLIC SPACE -

DEVELOPMENT STAND TO ANNEX 10' OF PUBLIC SPACE

*** For lllustrative purposes. Not to scale.
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Connie Chauv <connie.chauv@lacity.org>

11835 Tennessee PI.

Arna Zlotnik <arnazlotnik@gmail.com> Sun, Mar 19, 2023 at 7:13 PM
To: Connie Chauv <connie.chauv@Ilacity.org>

Cc: Rudy Hartanto <rudyhartanto25@gmail.com>, Carrie Nedrow <cnedrow@sbcglobal.net>, Jeremy Horn
<jeremy@ateliertutors.com>, Ck B <cyrus320@msn.com>, Amar Kohli <akohli111@aol.com>

3-19-23

Connie Chauv

Los Angeles City Planner

ATTN: Area Planning Commission,Hearing Officer

RE: AA-2022-1157-PMLA-SL-HCA; APCW-2022-1156-SPE-HCA
Specific Plan Exception
WHAT IS PURPOSE OF THIS HEARING?

Ms. Chauv and Area Planning Commission,Hearing Officer:

What is the purpose of this hearing? Is the Hearing Officer going to conduct a meaningful hearing? The Hearing
Officer as well as the Commission knows or should know the laws related to this request. Neighbors should not have to
point this out. We do not have the deep pockets to hire a consultant/lobbyist to represent us. It should not be necessary.

If we the neighborhood did not expend time and energy to put forth our concerns, would the Commission merely
"rubber stamp" the developer/owner's request?

The law is clear, THE COMMISSION DOES NOT HAVE THE AUTHORITY TO GRANT AREQUEST TO ADJUST
THE STRICT REGULATION OF SETBACK. The developer/owner knows this and admitted it in his SPE. He requests
that you simply ignore this, which you cannot do.

THE DEVELOPER/OWNER CANNOT BENEFIT FROM A SELF-IMPOSED HARDSHIP which this is.

Developer/owner's solutions?

1) Ignore the law.
2) Request/demand non-viable suggestions,

a) "Vacate" the subject 10 ft. right-of-way to the developer/owner? This should be denied. If granted this would set
a dangerous precedent and there are no regulations to support this. Or else, please provide us with settled law.

b) Revocable-permit. This is a trick, a ruse, and does not apply to this type of situation, an irreversible situation.
This should be denied. If granted, the developer/owner builds their project with no guarantee of abiding by the conditions
of the permit, it will be too late to enforce once the project is completed. Who is to insure the conditions are upheld, who is
to pay for cost of insurance, and maintenance? Who is the pay for the enforcement of the conditions, if necessary?
Additionally, this proposed solution would NOT change property title to the developer/owner, the 10 ft. ROW would still be
property of the City of Los Angeles and as such, THE COMMISSION DOES NOT HAVE AUTHORITY TO ADJUST THE
STRICT REGULATED SETBACKS.

The only viable solution is scale back the project to fit within the 15 ft. setback requirement or the developer/owner
could buy at a fair market value the subject 10 ft. ROW, then he would have the 10 feet necessary to offset the 5 ft setback
request. NO ONE IS ABOVE THE LAW.

Thank you for your consideration in this regard.

Arna Zlotnik, Property Owner
11801 Tennessee Ave.



Connie Chauv <connie.chauv@lacity.org>

On behalf of Helen, 2300 S Westgate Avenue, Los Angeles, CA 90064

Carrie Nedrow <cnedrow@sbcglobal.net> Fri, Mar 17, 2023 at 4:45 PM
To: Connie Chauv <connie.chauv@lacity.org>

RE: Public hearing: 11835 W Tennessee Place
(AA-2022-1157-PMLA-SL-HCA & APCW-2022-1156-SPE-HCA)

Dear Ms Chauy,

The Neighbor who resides immediately adjacent on the NW side of the property described above asked that | send in her
signed concerns of the project. She did not have access to email at the time and requested | send this in for her.

Sincerely,

Carrie Nedrow


https://www.google.com/maps/search/11835+W+Tennessee+Place?entry=gmail&source=g

March 21, 2023

Lannée Chawy, City PFlannes

Los Angeles City Planning, Department af City Flanning

connie.chauv@lacity.org

ATTN: Aren Planning Commission, Hearing Officer

RE: Public Hearing: 11835 W Tennestes Place "
(AA-2022-115F-PMLASL-HCA & APOW-2022-1 156-5PE-HCA)

Dear Ms. Chaws [ Area Planning Comamission, Heasing Officer;

We are submitting this letter to vehemently abject the planning application for the fallowing ressons:

} hl‘-rmpmﬂulrm—mpmmudpm}mulbuuuuummuluuﬂmmﬂmm.mmdummu
purchased similar Iots in the neighborhood, and they consistently built within the boundaries of the code
withaout any exeeptions or ROAWS. Why should this developer be diffarent? They were well aware of the property
£enIrAin: prior ba purchasing and should not be asking special treatment just Because it is in their favor and at
the eapense of the neighborhaocd, -

Design - The proposed dwalling is not of a design which is in keeping with the scale, character, or sppearance of
he neighborhoad. The size of the project is overwhelming to the scale of the ko, which is very prominent at the
is ot Pico Boulevard, the buildings wil be unsightly at the center of our low scale
stead of asking for exception, they should be complying with the code and '




Connie Chauv <connie.chauv@lacity.org>

Complaint: Public hearing: 11835 W Tennessee Place (AA-2022-1157-PMLA-SL-HCA
& APCW-2022-1156-SPE-HCA)

Carrie Nedrow <cnedrow@sbcglobal.net> Fri, Mar 17, 2023 at 4:34 PM
To: Connie Chauv <connie.chauv@lacity.org>

Cc: Arna Zlotnik <Arnazlotnik@gmail.com>, Rudy Hartanto <rudyhartanto25@gmail.com>, Ck B <cyrus320@msn.com>,
Jeremy Horn <jeremy@ateliertutors.com>, Amar Kohli <akohli111@aol.com>

Dear Ms Chauy,

RE: Public hearing: 11835 W Tennessee Place
(AA-2022-1157-PMLA-SL-HCA & APCW-2022-1156-SPE-HCA)

| am writing to you to voice my concerns on the proposed Exemption above referenced property to allow
reduced front yards of 5 feet in lieu of the 15 feet otherwise required by the Exposition Corridor Transit
Neighborhood Plan (“Expo TNP”) section 4.3.1.A2.

Over the course of 2022, the developer of this project attended multiple neighborhood meetings and made
overtures to reduce resistance to their request. The overall finding of the PLUM committee is that there are
no significant neighborhood improvements that the developer can offer.

| offer a proposal in lieu of granting the exception to the developer:
The City of Los Angeles purchases the property from the developer and makes plans for creating a
park for the community.

« Within four blocks of the triangle, over 1,000 apartment units are under construction or in the plans for
development. According to the 2021 US Census, nearly 40% of all Los Angeles Household have
DOGS which need a place to be walked. Even if only 20% of the rentals in the neighborhood have
dogs, that is 200 households searching for a place to walk their dogs in the neighborhood. While the
Exposition Bike Path may provide some support, you may be well aware that there are no trash cans
and limited landscaping and sanitation support for the MTA property.

» Using the Proposition 68 funds set aside for Los Angeles Parks, it seems appropriate to support a
NEW green space given the enormous amount of development in the area related to the Exposition
Corridor.

Please do not grant the exception request.

Below are my greatest concerns related to the proposed exception:

1. Implied narrowing of the Tennessee Streets. As the project has been explained to the neighbors
of Tennessee/Exposition neighborhood, a sidewalk or similar space would be extended 10-feet into
the street with abrupt beginnings and ends on both sides of the triangle. The neighborhood has
witnessed multiple automobile accidents on the newly narrowed block east of the triangle and we see
no benefit to this proposal. The abrupt start and stop of the narrowed section will create a significant
traffic hazard.



2.

3.

Self-Imposed Hardship. The lot is a clearly established challenging development site. While |
cannot imagine the decision-making behind the purchase of this property, the purchaser had to have
a survey and knew the exact property lines and concerns with the challenges this triangle presents
prior to purchase.

a. It is well known that the realtor, Kevin DaSilva (LICENSED REAL ESTATE SALESPERSON,
DRE #: 01946257) has strong ties with the small lot developer community and is quick to
present their offers to buyers without fairly representing the offers of others. If in fact the
developer feels misled by the marketing of the project, it seems appropriate that they file
complaints to the realtor’s board rather than ask the city for these exceptions.

Another concern with this transaction is related to the_fairness of neighbors adjacent and across the
streets from this property. This developer is increasing the property value of the lot by at least 4
times while the neighbors reap no benefits. It seems only equitable for the hardworking
homeowners to have the same exceptions grandfathered to them so that they may increase their
property values in the same manner. | would not benefit from this act - but this activity seems
disrespectful to the tax-paying community that makes these neighborhoods attractive to develop.

. Another concern is that the developer will remove the existing redwood tree and additional older

trees currently on City Property. As you know, there are ordinances against removing city trees.
This particular tall conifer is one of three trees in the immediate neighborhood that are safe havens
for birds of prey moving between the mountains. We have seen Re-Tailed Hawks, Barn Owls, and
Great Horned Owls in these trees at an increasing rate over the years while other high trees are
being removed elsewhere on their route.

| appreciate that you have a very challenging role to balance the interests of creating a higher density city
while ensuring the long-term vision for a safe and beautiful community. This project will NOT significantly
impact higher density housing - only line the pockets of the developer with profit. This project will provide
the developer with four (4) expensive properties likely valued close to $1.7-2.0 million dollars each. The
builder could stay within the limits of their property and reap excellent financial gains.

Carrie Nedrow
408-858-8992
cnedrow@sbcglobal.net

\
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Connie Chauv <connie.chauv@lacity.org>

AA-2022-1157-PMLA-SL-HCA; APCW-2022-1156-SPE-HCA

Arna Zlotnik <arnazlotnik@gmail.com> Fri, Mar 17, 2023 at 12:17 PM
To: Connie Chauv <connie.chauv@lacity.org>

Cc: Rudy Hartanto <rudyhartanto25@gmail.com>, Jeremy Horn <jeremy@ateliertutors.com>, Amar Kohli
<akohli111@aol.com>, Ck B <cyrus320@msn.com>, Carrie Nedrow <cnedrow@sbcglobal.net>

3-17-23

RE: AA-2022-1157-PMLA-SL-HCA; APCW-202201156-SPE-HCA,;
11835 Tennessee PI

Hearing scheduled for March 23, 2023

Power point presentation request

Ms. Chauv:
This hearing is soon upon us. As you indicated,

"Note that if the applicant submits a powerpoint presentation for the hearing, it will be uploaded approximately
72 hours prior."

Please provide the owner's powerpoint presentation upon receipt. Thank you.
Best, Arna Zlotnik


https://www.google.com/maps/search/11835+Tennessee+Pl?entry=gmail&source=g

Connie Chauv <connie.chauv@lacity.org>

Public Hearing for 11835 Tennessee Place(APCW-1156-SPE-HCA & AA-2022-1157-
PMLA-SL-HCA)

Ck B <cyrus320@msn.com> Fri, Mar 17, 2023 at 11:53 AM
To: "connie.chauv@lacity.org" <connie.chauv@]acity.org>

Cc: Arna Zlotnik <arnazlotnik@gmail.com>, Amar Kohli <akohli111@aol.com>, Carrie Nedrow <cnedrow@sbcglobal.net>,
Jeremy Horn <jeremy@ateliertutors.com>

Ms. Chauy, City Planner

The objection of the neighbors has been filed with your office via email in reference to the subject matter. The extension
of the sidewalk into the roadway will cause narrowing the road and losing one lane, the subject property is within one mile
radius of freeway 10 off ramp & with 600 units(west edge)coming to the market soon and 460 units breaking ground will
cause excessive traffic in the subject properties area.The city planning solution to ease the traffic on 405 freeway was
adding more lanes to the freeway. How does it make sense to eliminate one lane and narrowing the road to benefit an
experience developer who has caused self-imposed hardship on himself!

We as the neighborhood council, are not against any development that stays within the permitted guidelines of zoning.
Extending the sidewalk on portion of the triangle will cause safety issue for the general public, the only way to correct this
would be to extend the sidewalk all around the triangle not just around the subject property. City will have to spend huge
amount of money to extend the remainder of the sidewalk and narrow the road for who's benefit? We hope that this not a
preferential treatment for one developer. We like to go record about the safety issues with this extension and request that
you and the hearing officer take a closer look the issues with this setback variance. Thank you for your consideration.

all the best,

Cyrus Bazazi
Get Outlook for Android


https://aka.ms/AAb9ysg

Connie Chauv <connie.chauv@lacity.org>

Public Hearing: 11835 Tennessee Place (APCW-2022-1156-SPE-HCA & AA-2022-1157-
PMLA-SL-HCA)

Rudy Hartanto <rudyhartanto25@gmail.com> Thu, Mar 16, 2023 at 10:37 PM
To: "connie.chauv@lacity.org" <connie.chauv@]acity.org>

Cc: Amar Kohli <akohli111@aol.com>, Arna Zlotnik <Arnazlotnik@gmail.com>, Carrie Nedrow <cnedrow@sbcglobal.net>, Ck
B <cyrus320@msn.com>, Jeremy Horn <jeremy@ateliertutors.com>

March 16, 2023

Connie Chauy, City Planner

Los Angeles City Planner, Department of City Planning
connie.chauv@lacity.org

ATTN: Area Planning Commission, Hearing Officer

RE: Public Hearing: 11835 Tennessee Place
(APCW-2022-1156-SPE-HCA & AA-2022-1157-PMLA-SL-HCA)

Dear Ms. Chauv/Area Planning Commission, Hearing Officer,

After careful review of the filing material and carrying out research regarding the subject matter, we, the neighbors of the
proposed project lot, are objecting to the planning application of the Tennessee Place project. Attached are documents in
support of our objection accompanied by signatures from the neighbors who stand together in this objection.

We respectfully request that the Commission deny the setback exception and the ROWSs requests.

Sincerely,

Rudy Hartanto

Neighbors of Tennessee Place

CC: Tennessee Corridor Alliance (TAC) - Amar Kohli, Arna Zlotnik, Carrie Nedrow, Cyrus Bazazi, Jeremy Horn

ﬂ 2023-03-16-CityHearingObjection.pdf
977K
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March 15, 2023

Connie Chauv, City Planner
Los Angeles City Planning, Department of City Planning

connie.chauv@lacity.org
ATTN: Area Planning Commission, Hearing Officer

RE: Public Hearing: 11835 W Tennessee Pl
(AA-2022-1157-PMLA-SL-HCA & APCW-2022-1156-SPE-HCA)

Objections to the Specific Plan Exception

Dear Ms. Chauv/Area Planning Commission, Hearing Officer:
The property owner’s plan is a small lot subdivision site subdivided into (4) new lots.

We recognize that as a small lot subdivision, there are certain relaxed building
requirements, however, it still requires the 15 ft. setback, as set forth in LAMC §12.10 C) (1).
The owner seeks “to permit a 5 ft. front yard setback in licu of the 15 fi. yard setback required.”
[See Owner’s SP Exception LAMC Section 11.5.7.F introductory paragraph.]

The authority pursuant to Exposition Corridor Transit Neighborhood Plan (Expo TNP)
does NOT extend to the change of setbacks. According to the Expo TNP, under the heading of
Director’s Authority, the Director shall have authority to grant a Specific Plan Adjustment for
minor deviations from the following Specific Plan regulations. . .(Expo 6.1.5.(A):

Minor adjustments from other Specific Plan development regulations which do not

substantially alter the execution or intent of those regulations to the proposed Project, AND
which do not change the permitted . . . Setbacks or vards regulated by the Specific Plan.”

(Expo TNP 6.1.5.(AX7))

In the owner’s Specific Plan Exception (SPE), the owner correctly acknowledges that the
“Specific Plan states that projects are able to request minor adjustments from the Specific Plan
development regulations which do not change . . . the setbacks regulated by the Specific Plan, as
referenced above. The statute is clcar and unambiguous, an Expo TNP Director does not have
the authority to grant the requested exception of a 5 ft. sctback. The owner’s proffered solution
is to simply disregard the stated regulation, asserting “this was not intended to preclude
adjustments where appropriate.” [See Owner’s SPE, LAMC Section 11.5.7.F(2)(a).] No
authority is cited for this assertion and shall not be considered.

Our objection to the Specific Plan Exception rests not only on lack of authority to do so,
but also on the statutory mandated basis that exceptions cannot be granted to cure a self-imposed
hardship, which this is.

Pursuant to LAMC §11.5.7 F (1) (a):

“An exception from a specific plan shall not be used to grant a special privilege, nor

to grant relief from self-imposed hardships.”



There is a 10 ft. right-of-way that abuts three sides of the owner’s uniquely shaped
property that belongs to the City of Los Angeles that the owner seeks to annex to off-set his 10 ft.
setback deficit. The owner knew of this issue at time of purchase. He assumes that this city-
owned right-of-way will simply be annexed by him, enabling him to proceed with his intended
building project. This is a self-imposed hardship.

Additionally, the owner seeks to utilize an additional 10 ft. of roadway right-of-way
surrounding his property for the mandated sidewalk, thereby narrowing the street widths in the
process, marginalizing the benefit of the wide streets of this neighborhood. The owner’s plan
treats this result as an insignificant and peripheral loss to our neighborhood. The 10 ft. right-of-
way abutting the owner’s property should be used for the mandated sidewalk, that presumably
was the initial intent of the City of Los Angeles, not the 10 ft. roadway right-of-way.

The Exceptions from Specific Plans [LAMC 11.5.7 F(2)] state the following:

The Area Planning Commission may permit an exception from a specific plan if it makes
all the five findings listed paragraphs (a)-(¢). Upon a careful review and analysis of paragraphs
(a)-(d) of his SPE, the owner fails to prove each of these required findings. Please consider the
following.:

Please note when reviewing the owner’s SPE responses to these requirements, the owner
seeks the annexation of this Los Angeles City owned 10 ft. right-of-way which abuts his land
boundaries, which simply put is ‘a property grab.” In attempting to disguise the true nature of
this proposal he utilizes several euphemistic terms. We are not to be fooled. Consider the
following:

In their response to paragraphs (a)-(d), the owner utilizes phrascs, such as: The use of “In

excess, or excess land.” “The rights-of-way abutting the projectsite. .. .” ... excess right-of-
way strips on both sides of the property street frontage, each 10 feetin width. “.. . the 10 feet of
excess public rights-of-way.” “Land dedicated to the public rights-of-way . . .." . . .vacate the

excess right -of-way land. . ..”

The owner seeks to obtain this city owned property by suggesting, “[i]f the City were to
vacate the excess right -of-way land back to the subject site,” the project would be able to

provide the yards required by the strict application of the front setback regulation of the Expo
TNP. See SPE at LAMC §11.5.7 F (2) (d) [Emphasis added].

Herein, the owner acknowledges the mandated strict application of the front setback
regulations. What he is proposing is that if you “vacate” the property to him, it obviates the need
to request the setback exception, which he knows you do not have authority to grant.

The Commission should mandate the 15 ft. sctback and deny the requested annexation of
the 10 ft. right-of-way and 10 ft. roadway right-of-way. Any hardships resulting in denying his
requests are self-imposed and to find otherwise would be the granting of a special privilege.



D

3)

See Request at LAMC §11.5.7 F (2) (a).

This finding requires the owner to establish that “the strict application of the
regulations of the specific plan to the subject property would result in practical
difficulties or unnecessary hardship . . ..” The regulation that the owner refers to
is, as referenced above, is Expo TNP 6.1.5.(A)(7), wherein the director has no
authority to adjust a mandated setback. He is asking you to disregard this
regulation because it would render this property unusable. This assertion is
irrelevant. The director has no authority, as well as, it is a self-imposed hardship.

Desperate for an alternative finding, reluctantly accepting that the Commission
does not possess the authority to make adjustments to the setback requirement, the
owner proposes basically that if he could annex the 10 fi. right-of-way, the 15 ft.
requirement would be met and the strict application of the regulation of the 15 ft.
setback would unnecessary. This is not only an unauthorized property grab, but
he conflates the need to annex the 10 ft. right-of-way with the requirements of the
Bureau of Engineering’s Standard Street Dimensions 10 ft. street width standard.
This is nonsensical and should be disregarded. The site’s narrow width and
position along to frontage streets is irrelevant, this was known to the owner at the
time of the purchase and must re-configure his project plan. This is a self-
imposed hardship, not an unnecessary hardship.

See Request at LAMC §11.5.7 F (2) (b).

The owner states this a triangular street island, unique to most other properties in
the neighborhoods, it is however, not an exceptional circumstance. This
configuration was known to the owner at the time of the purchase. He states that
the 10 ft. street reduction combined with the 10 ft. right-of-way property grab, the
85 ft. distance would be maintained between physical structures. This distance is
irrelevant. His plan calls for the annexation of the 10 fi. right-of-way and the
narrowing of the streets. Narrowing of the streets is a serious and consequential
impact on the preservation and enjoyment of the substantial property rights of the
other property owners. This is not a zero impact solution. Additionally, this is a
self-imposed hardship.

See Request at LAMC §11.5.7 F (2) ¢).

The owner asks the Director to find that this exception is necessary to preserve the
substantial property right that is generally possessed by other property within the
specific plan area, or else it renders the property unusable. Not true, he could
scale down his project to fit the boundaries of the property. The property right to
take city property to off-set a setback and narrow the streets is NOT a substantial
property right that is generally possessed by other property within the specific plan
area. Itis also a self-imposed hardship.



4) See Request at LAMC §11.5.7 F (2) (d).

The owner asserts that granting of this exception will not be detrimental to the
public welfare or injurious to the property . . . in the vicinity. The 85 ft. distance
between physical structures is irrelevant. He secks to narrow the street to
accommodate the sidewalk that should be on the right-of-way abutting his
property line. The Bureau of Engineering’s Standard Street Dimensions for
Standard Local Streets is only a minimum! We do not see the city going around
narrowing streets that are too wide just because they are too wide. This is a
fallacious argument, without merit and should not be a basis to grant any
exceptions. The narrowing of the street affects our enjoyment of the
neighborhood and bicyclists will lose the freedom to ride safely and will be
further impacted by cars parking on the street. Do not take away from the
neighborhood that which is our enjoyment and practical benefits to the driving
culture and property values. It is also a self-imposed hardship.

IN CONCLUSION

There is no dispute as to the law or fact. The owner has failed to establish the five
requisite findings pursuant to LAMC 11.5.7F(2) (a)-(e), the Commission has no authority to
grant the 5 ft. setback and this is a self-imposed hardship, that the matters complained of were
known to the owner at the time of purchase.

The owner is trying to ameliorate a self-inflicted hardship by passing it on
unceremoniously to the City and surrounding neighbors. His proposal infringes on the rights of
the neighborhood and settled regulations, and adversely affects the surrounding neighborhood,
and the public welfare and safety.

It is respectfully requested that the Area Planning Commission deny the request fora 5 ft.
setback exception, impose the mandated required 15 ft. setback, deny the annexation or
“vacating” of the 10 ft. right-of-way and the 10 ft. roadway right-of-way annexation.



LOUPCH DL

00N Pa9aitg] YSLI
\v\:& \wmgwx w\WN/

U

>SS mexﬂstm.h S{LLl

) SI [7Z4

NDCOIRD 3 2\

20000 0)NY Q\

Y Sopeu v/ D[]

| 4005 ¥ 7

2~ Qg_ \b@\\O@AI\HW

1 49205 by Ny =P sy /2/L/

Fe0V U~y VA INY ¢

R, O ST 55 LSS LN Z 1]

oY o)

=y \:\3 oL gl 17

TIrD MRy

Z]] ),\:\kwh CASd
55005 D)9 R OB L ZoV0G, Jroxy |
FIWL 7> A w5sa 203 =T
LA 072 \,\Q ST =] 37 A VvSaud
L. WO WY D FVSCYMuDL 048) | Sy ODPWM 2O3 2V Ao
| . _ZGQ Toov)) An(soN~al 948l PP RFLLY
|70V 7 NS Uvsﬁ} 5T ﬁw VT3]
N xﬁ% 7 xﬁﬂ%& 2355 N 2L 3%: 5 e
QO NG, WL 2997 TZ7F v >
\A\\x\\\%n %ﬁ@ R AN A E ) TR )
ﬂ%\\ 5900, sy BeSruksl 10811 ~ Juz0)Z ey
) ; H9O0L 2> 25wV 507
7 eNe/can ] DNk 27552NN2L bUZ7 oINGIIVH kayra

ainjeusis

ssalppy

awepN




ned 108 PR i3 POLIN

L

—5 oty

S

o7 "PAMg Mosoddg gt Yopn), A
hP oL, WOY7 '\ TV L 3! Y KMNi Voo N/
ﬂth.*\w. Ik T 5oL T 5N ToRIRT\~ cia)

B0 w1 DF 2ol S Ll

I T |

07 AW 225SanvNZL wwﬂ:

7107 HIY

bocot STIFONY 5077 7 ANNaNY 225saNN3L |1Q]]

NZOH Aw3gal

R0 2 (VL S0k Q0L]]

(AYSITY \W&@m‘om

Wb PP %] T Rap)d P1DMW) 7 1]

7] hil 2904,

ainjeusis

SSaIppyY

QwenN




Connie Chauv <connie.chauv@lacity.org>

AA-2022-1157-PMLA-SL-HCA; APCW-2022-1156-SPE-HCA

Jeremy Horn <jeremy@ateliertutors.com> Tue, Mar 21, 2023 at 7:11 PM
To: connie.chauv@lacity.org

Cc: Rudy Hartanto <rudyhartanto25@gmail.com>, Arna Zlotnik <arnazlotnik@gmail.com>, cyrus320@msn.com, Carrie
Nedrow <cnedrow@sbcglobal.net>, Amar Kohli <akohli111@aol.com>

RE: Public Hearing: 11835 Tennessee Place
(APCW-2022-1156-SPE-HCA & AA-2022-1157-PMLA-SL-HCA)

Dear Ms. Chauv and Area Planning Commission, Hearing Officer,

I am joining my neighbors in urging you not to approve the proposed exemption, which would grant reduced front yards of
5 feet (normally 15 feet per the Exposition Corridor Transit Neighborhood Plan.)

Such exemption would solely benefit the developer, with only detriment for the existing homeowners of Tennessee Ave
and Tennessee Place (and adjacent streets). This is clearly unfair to those of us who have lived here for years and have
made additions and improvements to our homes in scale with the existing properties and followed city code. None of the
neighbors, including myself, are against building and we understand that the corridor has new building allowances. We are
concerned about major setback exemptions for a proposed development totally out of scale with every single home in our
neighborhood.

We already are facing the increased traffic of more than one thousand new apartments from the two large-scale projects
on the west side of Bundy Drive (both north and south of Olympic) just blocks away. Given the new Exposition corridor’s
allowance for higher density, there is already ample expansion of building scale allowed. We see the exemption from the
setback as an unfair and unnecessary addition to the already increasing pressure we are up against.

| appreciate the time you have put into this matter and | hope that my viewpoint can add perspective to the information
you have been gathering.

Thank you-Jeremy Horn



Connie Chauv <connie.chauv@lacity.org>

Fwd: Clarity on Sidewalk Condition

Rudy Hartanto <rudyhartanto25@gmail.com> Thu, Mar 30, 2023 at 12:52 PM
To: connie.chauv@lacity.org

Cc: Amar Kohli <akohli111@aol.com>, Arna Zlotnik <Arnazlotnik@gmail.com>, Carrie Nedrow <cnedrow@sbcglobal.net>, Ck
B <cyrus320@msn.com>, Jeremy Horn <jeremy@ateliertutors.com>

RE: AA-2022-1157-PMLA-SL-HCA & APCW-2022-1156-SPE-HCA
11835 W. Tennessee Ave

Dear Ms. Connie Chauyv,

Jesi Harris, consultant on the developer's side, reached out for clarification regarding the safety matter that we brought up
in the hearing on March 23, 2023.

Please see below our response to Jesi.

Thank you,
Rudy and Margaret

---------- Forwarded message ---------
From: Rudy Hartanto <rudyhartanto25@gmail.com>
Date: Thu, Mar 30, 2023 at 12:32 PM

Subject: Re: Clarity on Sidewalk Condition
To: Jesi Harris <harrislanduse@gmail.com>

Hi Jesi,

The proposed 5’ front yard setback is too short. With the 10’ distance from the property line to the curb and the 23’-6”
width of the shared driveway, it will be difficult, if not impossible for a car to back out safely onto the street.

The driver would have to watch out for pedestrians while maneuvering the car without hitting the adjacent parked car in
the garage, and negotiating the short, angled shared driveway which is sloping onto the street pavement.

This is a very unsafe situation for the driver, pedestrian, and the oncoming traffic. It reinforces the need for the 15’ setback
as stated in the Los Angeles City Municipal code.

Regards,
Rudy
On Wed, Mar 29, 2023 at 1:06 PM Jesi Harris <harrislanduse@gmail.com> wrote:
Thank you, Rudy.
| appreciate you voicing your concerns and look forward to getting more clarity so they can be properly addressed.

Best,
Jesi


mailto:rudyhartanto25@gmail.com
mailto:harrislanduse@gmail.com
mailto:harrislanduse@gmail.com

On Wed, Mar 29, 2023 at 11:09 AM Rudy Hartanto <rudyhartanto25@gmail.com> wrote:

Hi Jesi,
We appreciate you reaching out. We have not ignored your email and will be sending a reply soon.

Thanks,
Rudy

On Fri, Mar 24, 2023 at 12:35 PM Jesi Harris <harrislanduse@gmail.com> wrote:

Hi, Rudy and Margaret,
Hope you're well.

| just wanted to reach out and get clarity on something you brought up at yesterday's Hearing for 11835 Tennessee
Place. You mentioned that the yard reduction would make it dangerous to back out of the driveway onto the public
streets. | want to make sure that the project team understands your concern so that we can address it with LADOT.

Were you saying that, because the sidewalk would only be five feet from the garage, there wouldn't be enough
clearance for drivers to see oncoming traffic or that the roadway itself would be too close to the garage to provide
adequate site distance?

In either case, allow me to clarify that no roadway widening is being proposed as part of this project so the
roadway distance from the garage should remain consistent with the current conditions.

Would you mind providing some clarity on this so we can make sure your concern is addressed?
Thanks, you all. We're happy to hop on a call or a Zoom if it's easier to discuss that way.

Best,
Jesi

Jesi Harris
Planning Project Manager, Brian Silveira & Associates
704.277.7332

Jesi Harris
Planning Project Manager, Brian Silveira & Associates
704.277.7332


mailto:rudyhartanto25@gmail.com
mailto:harrislanduse@gmail.com

Connie Chauv <connie.chauv@lacity.org>

AA-2022-1157-PMLA-SL-HCA & APCW-2022-1156-SPE-HCA -- Parcel Map Stamp
Dated Oct 27, 2022

Rudy Hartanto <rudyhartanto25@gmail.com> Tue, Apr 11, 2023 at 8:57 PM
To: Connie Chauv <connie.chauv@]acity.org>, "sergio.ibarra@lacity.org" <sergio.ibarra@lacity.org>
Cc: "Jeff.khau@lacity.org" <Jeff.khau@lacity.org>, "michael.amster@lacity.org" <michael.amster@lacity.org>, Amar Kohli
<akohli111@aol.com>, Arna Zlotnik <Arnazlotnik@gmail.com>, Carrie Nedrow <cnedrow@sbcglobal.net>, Ck B
<cyrus320@msn.com>, Jeremy Horn <jeremy@ateliertutors.com>

April 11, 2023

Connie Chauyv, City Planner
Los Angeles City Planning, Department of City Planning

ATTN: Deputy Advisory Agency Hearing Officer, Sergio Ibarra
RE:AA-2022-1157-PMLA-SL-HCA
APCW-2022-1156-SPE-HCA
PARCEL MAP STAMP DATED OCT. 27, 2022
(11835 Tennessee Place)

cc: Jeff Khau, Planning Deputy, 11th District
Michael Amster, West Los Angeles, Field Deputy

Dear Ms. Chauv and Mr. Ibarra,

We, the neighbors, have additional comments and questions regarding the proposed project.

Please see the attachment for your review.

We are also cc’ing Mr. Jeff Khau and Mr. Michael Amster so they are aware of the progress in the proposed project.

Sincerely,
Rudy Hartanto & Tennessee neighbors

cc: Tennessee Corridor Alliance (TAC) - Amar Kohli, Arna Zlotnik, Carrie Nedrow, Cyrus Bazazi, Jeremy Horn

ﬂ The parcel map letter.pdf
162K


https://www.google.com/maps/search/11835+Tennessee+Place?entry=gmail&source=g
https://mail.google.com/mail/u/0/?ui=2&ik=3052195b8e&view=att&th=187739c8b131399f&attid=0.1&disp=attd&realattid=f_lgd5l18y0&safe=1&zw

April 11,2023

Connie Chauv, City Planner
Los Angeles City Planning, Department of City Planning
connie.chauv(@lacity.org

ATTN: Deputy Advisory Agency Hearing Officer Sergio Ibarra

RE:  AA-2022-1157-PMLA-SL-HCA
APCW-2022-1156-SPC-HCA
PARCEL MAP STAMP DATED OCT. 27, 2022

Dear Ms. Chauv and Mr. Ibarra;

Planning Department Staff Report and Preliminary Parcel Map Report With Conditions’
reference to the Parcel Map stamp dated October 27, 2022 (“parcel map”) is the subject of your
recommendations. (Copy of parcel map attached.)

We strongly disagree with your pre-approved recommendation. It is requested that your
{inal determination in this matter is to deny the applicant’s parcel map plan. As an advisory
agency, it is your job to advise the APC when making your recommendation. Knowing the
influence your recommendation will have, we strongly request you consider the impact of your
decision in light of the deficiencies of the application and SPE as discussed below.

REGARDING THE PARCEL MAP STAMP DATED OCTQBER 27, 2022

Our review of the above-referenced reports indicates that the parcel map does not
accurately reflect the current plan as presented at the DAA hearing of March 23, 2023.
Accordingly, the DAA should not consider the parcel map in its present form and a revised plan
in substantial compliance with the current plans must be submitted to the Department of City
Planning before any recommendations can be made or approval of the final map. Please consider
the following inconsistencies in need of revision:

1. The sidewalk to be installed that extends into the street that surrounds the property as
indicated on the parcel map was withdrawn and is no longer part of the plan.

2. Regarding of the status of the 10 ft. right-of-way that abuts the subject property. No
determination has been made as to what is to be done with this ROW. Who is to install
and maintain the plan as to this 10 ft. ROW? Is it going to be a sidewalk, a green space, a
rock garden or a weed infested plot of land? Are the trees located on this ROW to be
removed or preserved? According to the parcel map notes, “Four existing street trees to
be removed.” The applicant is presently in contact with the BOE and Urban Forestry
regarding the trees and/or removal of the sidewalk condition.



5 FOOT SETBACK VARIANCE IS UNLAWFUL AND AGAINST POLICY

The Planning Department Staff Report and Preliminary Parcel Map Report With
Conditions fail to include any meaningful analysis or detailed review of the application and SPE
submitted by the applicant, in relation to the 5ft. setback variance request as found in the revised
Lot Matrix. We request that a thorough review be conducted before any decision is made in light
of the lack of legal bases for this exception.

On Page 11, paragraph 17 (¢) of the Conditions Report, in a ‘Note to City Zoning
Engineer and Plan Check,’ it is asserted that “minor deviations to the map’s setback are allowed .
.., permitting the 5 ft. setbacks. This is incorrect and misleading. The authority pursuant to
FExposition Corridor Transit Neighborhood Plan (Expo TNP) allows for minor adjustments but
does NOT extend to the change of setbacks. (Expo 6.1.5.(A)(7).)

Although, the proposed parcel map is subject to the SPE if granted, your preapproval of
the parcel map presupposes that it will be granted. It this standard protocol?

That the SPE submitted relies on LAMC Section 11.57.F. The Staff Report and
Preliminary Parcel Map Report With Conditions do not mention any analysis or opinion of the
representations made by the applicant in the SPE as it relates to this particular statute. LAMC
11.57.F(2) states that the APC may permit an exception from a specific plan if it makes all of the
findings as to all five requirements found in Paragraphs (a)-(¢). Our review as to paragraphs (a)-
(d) do not support a finding as to each. Thereby the SPE should not be granted and your
recommendations to approve the plan should not stand based upon this.

For example, in Paragraph (a), the strict application of the regulations of the specific
plan to the subject property would subject the property to practical difficulties or unnecessary
hardships.

The exception should not be granted because this is not an “‘unnecessary hardship” but a
self-imposed hardship. The applicant knew of the limitations when he purchased the subject
property. Therefore, there cannot be a finding as to this paragraph.

According to LAMC §11.5.7 F (1) (a):

“An exception from a specific plan shall not be used to grant a special privilege, nor
to grant relief from self-imposed hardships.”



CONCLUSION

We respectfully believe the power given to municipalities to grant use variances based on
unnecessary hardships is expressly restricted. This highly sophisticated and experienced
developer/owner applicant gambled on being able to obtain the requested variance, and any
hardship that results is entirely his own creation. Any decision contrary to this policy would be
tantamount to granting a special privilege to the applicant which is not allowed.

That the strict regulation as referenced above does not grant the planning department or
the APC the authority to grant the 5 ft. setback variance. This regulation should not be ignored
and the request should be denied on this basis alone.

The scale of the project is out of proportion to the size of the lot and the surrounding
neighborhood and will stick out like glaring imposing structures, spoiling the nature and flow of
the immediate area. The size and scope of this project has no place in our neighborhood.

Based on the foregoing, we respectfully request that a revised parcel map be submitted, a
new Staff Report and Preliminary Parcel Map Report With Conditions, in relation to the issues
presented herein, including the denial of the 5 ft. setback variance, be prepared and that a new
hearing be scheduled in accordance with our noted concerns.

Thank you for your consideration in this regard.

The Tennessec Corridor Alliance
ce: Jeff Khau, Planning Deputy, 11% District

Jeff khau@]lacity.or

Michael Amster, West Los Angeles Field Deputy
Michael.amster@lacity.org
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Connie Chauv <connie.chauv@lacity.org>

AA-2022-1157-PMLA-SL-HCA, APCW-2022-1156-SPE-HCA, PARCEL MAP STAMP
DATED OCT. 27, 2022 - Comments

Arna Zlotnik <arnazlotnik@gmail.com> Mon, Apr 17, 2023 at 12:26 PM
To: Connie Chauv <connie.chauv@lacity.org>, sergio.ibarra@lacity.org

Cc: Rudy Hartanto <rudyhartanto25@gmail.com>, Amar Kohli <akohli111@aol.com>, Carrie Nedrow
<cnedrow@sbcglobal.net>, Ck B <cyrus320@msn.com>, michael.amster@lacity.org, Jeff.khau@lacity.org

Connie Chauy, City Planner
Los Angeles City Planning, Department of City Planning

ATTN: Deputy Advisory Agency Hearing Officer, Sergio Ibarra

RE:AA-2022-1157-PMLA-SL-HCA
APCW-2022-1156-SPE-HCA
PARCEL MAP STAMP DATED OCT. 27, 2022
(11835 Tennessee Place)
COMMENT LETTER

Ms. Chauv and Mr. Ibarra:

Please deny the Parcel Map Stamp Dated Oct. 27, 2022. It does not reflect the actual status of the current terms of
the plan. What is the point of approving this if it is not accurate?

The scale of the plan is way out of proportion to the size of the lot and the character of the neighborhood. ltis
ridiculous to squeeze the planned 4 3-story individual houses onto this property.

The 5 ft. front setback exception in lieu of the 15 ft. front setback requirement is not acceptable nor approved.

It is important to us that you seriously consider these comments as well as the negative impact that this project will
have on our neighborhood.

Please read this email before including it in the case file for the record. Your feedback is greatly appreciated.

Thank you.

Arna Zlotnik
11801 Tennessee Ave.

comment letter. It has been included in the case file for the record



Connie Chauv <connie.chauv@lacity.org>

AA-2022-1157-PMLA-SL-HCA APCW-2022-1156-SPE-HCA PARCEL MAP STAMP
DATED OCT. 27, 2022 (11835 Tennessee Place) COMMENT LETTER

Amar Kohli <akohli111@aol.com> Tue, Apr 18, 2023 at 6:52 PM
To: Connie Chauv <connie.chauv@lacity.org>

Cc: Rudy Hartanto <rudyhartanto25@gmail.com>, Arna Zlotnik <arnazlotnik@gmail.com>, Jeremy Horn
<jeremy@ateliertutors.com>, "Ck B." <cyrus320@msn.com>, Carrie Nedrow <cnedrow@sbcglobal.net>

April 18, 2023

Connie Chauyv, City Planner
Los Angeles City Planning, Department of City Planning

ATTN: Deputy Advisory Agency Hearing Officer, Sergio Ibarra
RE:AA-2022-1157-PMLA-SL-HCA
APCW-2022-1156-SPE-HCA
PARCEL MAP STAMP DATED OCT. 27, 2022
(11835 Tennessee Place)
COMMENT LETTER

cc: Jeff Khau, Planning Deputy, 11th District
Michael Amster, West Los Angeles, Field Deputy

Dear Ms. Chauv and Mr. Ibarra,
We are writing with great concern regarding the above mentioned development in our small
neighborhood. The space/land is too small for the development that is planned. We ask that this

development not be approved.

We would like to ask that you do not allow the Parcel Map Stamp Dated Oct. 27, 2022 as it is not
correct. Please do not approve anything based on this map.

We ask your serious consideration on this matter as it will affect all neighbors in the community.

Sincerely,
Amar Kohli

cc: Rudy Hartanto, Arna Zlotnik, Carrie Nedrow, Cyrus Bazazi, Jeremy Horn



Connie Chauv <connie.chauv@lacity.org>

AA-2022-1157-PMLA-SL-HCA, APCW-2022-1156-SPE-HCA, PARCEL MAP STAMP
DATED OCT. 27, 2022 - Comments

Rudy Hartanto <rudyhartanto25@gmail.com> Mon, Apr 17, 2023 at 9:38 PM
To: Connie Chauv <connie.chauv@lacity.org>, sergio.ibarra@lacity.org

Cc: Jeff.khau@lacity.org, michael.amster@]acity.org, Amar Kohli <akohli111@aol.com>, Arna Zlotnik
<Arnazlotnik@gmail.com>, Carrie Nedrow <cnedrow@sbcglobal.net>, Ck B <cyrus320@msn.com>, Jeremy Horn
<jeremy@ateliertutors.com>

April 17, 2023

Connie Chauyv, City Planner
Los Angeles City Planning, Department of City Planning

ATTN: Deputy Advisory Agency Hearing Officer, Sergio Ibarra

RE:AA-2022-1157-PMLA-SL-HCA
APCW-2022-1156-SPE-HCA
PARCEL MAP STAMP DATED OCT. 27, 2022
(11835 Tennessee Place)
COMMENT LETTER

cc: Jeff Khau, Planning Deputy, 11th District
Michael Amster, West Los Angeles, Field Deputy

Dear Ms. Chauv and Mr. Ibarra,

| am writing to request that you deny the Parcel Map Stamp Dated Oct. 27, 2022. It has come to our attention that the
map does not accurately reflect the current terms of the plan, and therefore approval at this stage would not be
appropriate.

Furthermore, we are concerned about the scale of the proposed development. The planned 4 3-story individual houses
are not in keeping with the character of the neighborhood, and we believe there is not enough space to fit onto the lot. We
are particularly concerned about the 5 ft. front setback exception in lieu of the 15 ft. front setback requirement, which we
believe is not acceptable nor approved.

We ask that you seriously consider these comments and take into account the negative impact that this project will have
on our neighborhood. We believe it is important to preserve the character of our community and protect the well-being of
our residents.

Please ensure that this email is included in the case file for the record, and we would appreciate your feedback on our
concerns.

Thank you for your attention to this matter.

Sincerely,
Rudy Hartanto

cc: Amar Kohli, Arna Zlotnik, Carrie Nedrow, Cyrus Bazazi, Jeremy Horn


https://www.google.com/maps/search/11835+Tennessee+Place?entry=gmail&source=g
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