
CPC-2022-8567-DB-CDO-SPR-VHCA                                                                         F-1 
 

FINDINGS 

Density Bonus/Affordable Housing Incentives/Waivers Compliance Findings 
 
1. Pursuant to LAMC Section 12.22 A.25 and Government Code Section 65915, the 

decision-maker shall approve a density bonus and requested incentive(s)       
unless the Commission finds that: 

 
a. The incentives do not result in identifiable and actual cost reductions to 

provide for affordable housing costs as defined in California Health and 
Safety Code Section 50052.5 or Section 50053 for rents for the affordable 
units. 
 
The record does not contain substantial evidence that would allow the City 
Planning Commission to make a finding that the requested incentives do not result 
in identifiable and actual cost reductions to provide for affordable housing costs 
per State Law. The California Health & Safety Code Sections 50052.5 and 50053 
define formulas for calculating affordable housing costs for very low, low, and 
moderate income households. Section 50052.5 addresses owner-occupied 
housing and Section 50053 addresses rental households. Affordable housing 
costs are a calculation of residential rent or ownership pricing not to exceed 25 
percent gross income based on area median income thresholds dependent on 
affordability levels. 
 
In exchange for reserving 15 percent or more of the base density for Very Low 
Income households, the Applicant is entitled to three (3) Incentives under both 
Government Code Section 65915 and the LAMC. The project proposes to reserve 
15 percent of the base density or 11 units for Very Low Income households. These 
requested Incentives provide cost reductions that provide for affordable housing 
costs because the incentives by their nature increase the scale of the project, 
which facilitates the creation of more affordable housing units. The Applicant 
requests one (1) On-Menu Incentive for the averaging of FAR, density, open 
space, parking, and access across the [Q]C2-1L-CDO-RIO and RA-1L-RIO Zones. 
The Applicant also requests two (2) Off-Menu Incentives for an increase in floor 
area and a reduction in the rear yard setback.  
 
Averaging. The requested On-Menu Incentive for averaging Floor Area Ratio 
(FAR), Density, Open Space, Parking, and Access are expressed in the Menu of 
Incentives in the City’s Density Bonus Ordinance, which permit exceptions to 
zoning requirements that result in building design or construction efficiencies that 
facilitate the creation of affordable housing. The Project site is comprised of two 
lots zoned [Q]C2-1L-CDO-RIO and RA-1L-RIO. For this Project, the LAMC permits 
a base density of 73 dwelling units. The Applicant requests a 30 percent density 
bonus to permit a maximum density of 95 dwelling units. The request to average 
density across the two lots will permit the proposed density throughout the Project 
site. The permitted base FAR for the lot zoned C2-1L-CDO-RIO is 1.5:1, and the 
permitted base FAR for the lot zoned RA-1L-RIO is 25 percent of the lot area. The 
requested Off-Menu Incentive to increase the total floor area to 90,112 square feet 
will permit a maximum FAR of 3.11:1 across the [Q]C2-1L-CDO-RIO and RA-1L-
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RIO Zones. Per LAMC, the required area dedicated to Open Space is 10,750 
square feet. In conjunction with the requested On-Menu Incentive for Averaging, 
the Applicant requests a Waiver of Development Standards for an open space 
reduction. As such, the Project proposes an open space area 5,487 square feet 
across the Project site. The request to average Open Space will allow the Applicant 
to propose a combination of common and private open space areas including the 
second-floor courtyards, rear yard common space, and private balconies. These 
areas will provide essential residential amenity spaces for future tenants. With 
regards to parking and access, the Project is not required to provide any vehicular 
parking spaces pursuant to AB 2097. However, the Applicant will provide a total of 
102 parking spaces located on the ground- and second-floor levels of the Project 
with vehicular access located along West Vanowen Street. Vehicular access will 
take place from a less restrictive zone ([Q]C2-1L-CDO-RIO, Lot FR 165) to a more 
restrictive zone [RA-1L-RIO, Lot FR 164). The request to average Parking and 
permit vehicular access across the Project site will permit a cohesive project 
design that will allow for the development of the proposed 95-unit residential 
building. Therefore, the Incentive allows the Applicant to utilize more of the total 
building square footage for residential units, which facilitates the construction of 
more affordable housing units, while remaining in compliance with all other 
applicable zoning regulations. The Incentive further supports the applicant’s 
decision to reserve 15 percent of the base units for Very Low Income Households. 
Therefore, the Additional Incentive is necessary to provide for affordable housing 
costs. 
 
Rear Yard Setback. Pursuant to LAMC Section 12.07 (RA - Suburban Zone), the 
Project will be required to provide a 25-foot rear yard setback. (The rear yard shall 
not be less than 25 percent of the depth of the lot and shall not exceed 25 feet. 
The RA-1L-RIO zoning of the project’s rear lot contains a depth of 100 feet, 
therefore the required rear yard setback is 25 feet). The Applicant requests an 
Additional Incentive to permit a proposed minimum rear yard setback of 15 feet 
and 1 inch in lieu of 25 feet. Reducing the setback of the Project allows the 
developer to expand the building envelope so that additional units can be 
constructed, and the overall space dedicated to residential uses is increased. The 
increased building envelope also ensures that all dwelling units are of a habitable 
size while providing a variety of unit types. This Incentive supports the applicant’s 
decision to set aside 11 units for Very Low Income Households for 55 years. 
 
Floor Area. The subject property is zoned [Q]C2-1L-CDO-RIO and RA-1L-RIO 
Zones which limits the maximum FAR to 1.5 to 1 for the lot in the [Q]C2-1L-CDO-
RIO Zone and 25 percent of the lot area for the lot in the RA-1L-RIO Zone. In 
conjunction with the On-Menu Density Bonus Incentive for Averaging discussed 
above, the Applicant requests an Off-Menu Incentive to permit a maximum floor 
area of 90,112 square feet with a FAR of 3.11:1 across the [Q]C2-1L-CDO-RIO 
and RA-1L-RIO Zones for the proposed seven-story, residential development. 
The increase in floor area will allow for the development of more residential units. 
Of the 95 units proposed, eleven (11) units will be set aside for Very Low Income 
Households.  

 
As proposed, the FAR increase would allow for additional floor area to 
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accommodate the construction of affordable units in addition to larger-sized 
dwelling units. Granting of the Off-Menu Incentive would result in a building design 
and construction efficiencies that provide for affordable housing costs; it enables 
the developer to expand the building envelope so that additional affordable units 
can be constructed and the overall space dedicated to residential uses is 
increased. The increased building envelope also ensures that all dwelling units 
are of a habitable size while providing a variety of unit types. This Incentive 
supports the applicant’s decision to set aside 15 percent of the base units, or 11 
dwelling units, for Very Low Income Households for 55 years.  
 

b. The incentives will have specific adverse impact upon public health and 
safety or the physical environment, or on any real property that is listed in 
the California Register of Historical Resources and for which there is no 
feasible method to satisfactorily mitigate or avoid the specific adverse 
Impact without rendering the development unaffordable to Very Low, Low 
and Moderate Income households.  
 
There is no substantial evidence in the record that the proposed Incentives will 
have a specific adverse impact upon public health and safety or the physical 
environment, or any real property that is listed in the California Register of 
Historical Resources. A "specific adverse impact" is defined as "a significant, 
quantifiable, direct and unavoidable impact, based on objective, identified written 
public health or safety standards, policies, or conditions as they existed on the date 
the application was deemed complete" (LAMC Section 12.22 A.25(b)). Moreover, 
the design and construction of the proposed project will be required to comply with 
all applicable provisions of the California Building Code and the Los Angeles 
Building Code, including incorporation of all grading, foundation, and structural 
recommendations provided in the geotechnical investigation. With adherence to 
these requirements, the proposed project would not result in or exacerbate 
liquefaction risks. Therefore, there is no substantial evidence that the proposed 
project, and thus the requested Incentives, will have a specific adverse impact on 
the physical environment, on public health and safety or the physical environment, 
or on any historical resource. Based on the above, there is no basis to deny the 
requested Incentives or Waivers. 

 
c.  The incentives are contrary to state or federal law. 
 

There is no substantial evidence in the record indicating that the requested 
Incentives are contrary to any state or federal laws. 

 
2.  Pursuant to Government Code Section 65915(e), the decision-maker shall grant 

requested waiver[s] or reduction[s] of development standards that will have the 
effect of physically precluding the construction of a development meeting the 
affordable set-aside percentage criteria at the densities or with the concessions 
or incentives permitted under the State Density Bonus Law.                     

 
Per California Government Code Section 65915(e)(1) and Section 12.25 A.25(g) of 
the LAMC, a Housing Development Project may also request other “waiver(s) or 
reduction(s) of development standards that will have the effect of physically precluding 
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the construction of a development meeting the [affordable set-aside percentage] 
criteria…at the densities or with the concessions or incentives permitted under [State 
Density Bonus Law]”. The project will provide at least 15 percent of its base density 
for Very Low Income Households for a 30 percent density bonus and the requested 
Incentives. In addition to the requested On- and Off-Menu Incentives, the Project has 
requested five (5) Waiver of Development Standards, as follows: 
 
Building Height. The project site is located in the [Q]C2-1L-CDO-RIO and RA-1L-
RIO Zones. The “1L” Height District associated with the [Q]C2-1L-CDO-RIO Zone 
permits a maximum building height of 75 feet and six stories. However, the “Q” 
Classification for the subject zone limits maximum building height to 45 feet. The “1L” 
Height District associated with the RA-1L-RIO restricts maximum building height to 
30 feet. The Applicant requests a Waiver of Development Standard to allow a 
maximum building height of 74 feet and 6 inches in lieu of 45 feet and 30 feet 
otherwise permitted in the [Q]C2-1L-CDO-RIO and RA-1L-RIO Zones, respectively. 
The Project proposes a 30 percent density bonus request for a total of 95 dwelling 
units, of which 11 units will be reserved for Very Low Income Households. The 
requested Waiver to increase the maximum building height will allow the Project to 
dedicate a larger amount of lot and building area for the construction of the proposed 
Project with residential units of sufficient size, configuration, and quality.  If the Project 
was required to meet this building height limits under the LAMC, it would be 
necessary to reduce the height resulting in a loss of residential floor area for market 
rate and affordable dwelling units. Therefore, the requested increase to the building 
height requirements is necessary to facilitate the development of the proposed 
Project. 
 
Prior to the Hearing Officer Hearing conducted on March 26, 2024, the Project 
involved a six-story residential development constructed above one (1) subterranean 
floor level with a maximum building height of 64 feet. Residential parking was 
proposed on the ground- and subterranean-floor levels. Following the Hearing, the 
Project was redesigned to remove the subterranean-floor level and relocate the 
automobile parking spaces to the ground and second-floor levels, and request one 
(1) additional floor level to accommodate a total of 95 dwelling units within five (5) 
floor levels (Levels 3 through 7). As such, the request to increase the maximum 
building height through an Off-Menu Incentive was modified to permit a seven-story, 
74-foot and 6-inch, residential development as opposed to a six-story, 64-foot, 
residential development. Nevertheless, the requested Waiver to increase the 
maximum building height will allow the Project to accommodate the construction of 
affordable units of sufficient size and quality. If the Project was required to meet this 
building height limits under the LAMC, it would be necessary to reduce the height 
resulting in a loss of residential floor area for market rate and affordable dwelling 
units.   
 
Transitional Height. The Project is subject to the transitional height requirements set 
forth in LAMC Section 12.21.1 A.10 as the Project site is located adjacent to the RA 
Zone properties to the east. The transitional height requirements limit portions of 
buildings in the “C” Zone located within 0 – 49 feet from the R1 Zone to a building 
height of 25 feet, 50 – 99 feet from the R1 Zone to a building height of 33 feet, and 
100 – 199 from the R1 Zone to a building height of 61 feet. The Project requests a 
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Waiver of Development Standard to waive the transitional height requirements to 
permit a maximum height of 64 feet in lieu of 45 feet otherwise permitted in the [Q]C2-
1L-CDO-RIO Zone and 30 feet otherwise permitted in the RA-1L-RIO Zone. The 
Project proposes a 30 percent density bonus request for a total of 95 dwelling units, 
of which 11 units will be reserved for Very Low Income Households. To accommodate 
the additional density and affordable units, the Project includes incentives and waivers 
that will result in an increase floor area and height and a reduction to the open space 
requirement, side and rear yard setbacks. The requested Waiver of Development 
Standard to waive the transitional heights will allow the Project to dedicate a larger 
amount of lot and building area for the construction the proposed Project with 
residential units of sufficient size, configuration, and quality. If the Project was required 
to meet this transitional height development standard under the LAMC, it would be 
necessary to reduce the height of the building portions of the Project that currently 
exceed this limit, resulting in a loss of residential units and residential floor area 
proposed in that space beyond the transitional height limit. It is therefore necessary to 
waive the transitional height requirements such that the Project can be achieved as 
designed inclusive of the requested Incentives. 
 
Open Space. Pursuant to LAMC Section 12.21.G, the Project requires 10,750 square 
feet of open space and requests a Waiver of Development Standard for an open 
space reduction to permit 5,487 square feet of open space in lieu of 10,750 square 
feet of open space otherwise required. The Project proposes a 30 percent density 
bonus request for a total of 95 dwelling units, of which 11 units will be reserved for 
Very Low Income Households. In order to accommodate the additional density and 
affordable units, the Project includes incentives and waivers for increased floor area 
and height. The requested waiver of development standard to provide 5,487 square 
feet of open space will allow the Project to dedicate a larger amount of lot and building 
area for the construction of the proposed Project with residential units of sufficient 
size, configuration, and quality.  Denial of the waiver for open space reduction would 
reduce the building area needed to provide for the proposed residential units, 
including the 11 affordable units, and would physically preclude construction of the 
Project at the density proposed with the incentives and waivers requested. 
 
Side Yard Setbacks (Easterly and Westerly). Pursuant to LAMC Sections 12.14 C.2 
(C2 – Commercial Zone) and 12.07 C.2 (RA - Suburban Zone), the Project would be 
required to provide a 10-foot side yard setback for the lot located in the [Q]C2-1L-
CDO-RIO (FR 165) and a 10-foot side yard setback for the lot located in the RA-1L-
RIO Zone (FR 164). In the C2 Zone, the side yard setback is calculated as five (5) feet 
plus one-foot for every additional story proposed above the second story. In the RA 
Zone, the minimum side yard setback is 10 feet. The applicant requests two (2) 
Waivers to allow a minimum easterly and westerly side yard setback of 9 feet in both 
lots zoned [Q]C2-1L-CDO-RIO and RA-1L-RIO Zone in lieu of 10 feet (one Waiver per 
side yard setback reduction request). The imposition of the required 10-foot side yard 
setback would physically preclude the development of the project areas that encroach 
into the setback, the requested density of 95 dwelling units, and the requested floor 
area. The Waiver further supports the applicant’s decision to reserve eleven (11) units 
for Very Low Income households and facilitates the creation of affordable housing 
units. 
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Reseda Central Business District Community Design Overlay Findings 
 
The Applicant is requesting an approval of plans to comply with the Reseda Central 
Business District Community Design Overlay Ordinance Nos. 176,557 and 176,558. 
Pursuant to LAMC Section 13.08, the following findings must be made. 
 
3. The project substantially complies with the adopted Community Design Overlay 

and Design Guidelines and Standards.  
 

The subject site is located within the Reseda Central Business District Community 
Design Overlay. The Reseda Central Business Community Design Overlay became 
effective on May 2, 2005, to establish the Boundary Ordinance (Ordinance No. 
176,557), permanent “Q” Conditions (Ordinance No. 176,558), and Design Guidelines 
and Standards. The purpose of the Reseda Central Business District CDO is to 
improve the economic viability of the area for both businesses and residents, improve 
the physical appearance of the Central Business District, and establish guidelines to 
encourage orderly development and revitalization. The boundaries generally 
encompass Sherman Way between Wilbur Avenue to the west and Hesperia Avenue 
to the east and Reseda Boulevard between Kittridge Street to the south and Saticoy 
Street to the north. 
 
The conditions and limitations imposed by the permanent “Q” Conditions limit 
commercial, industrial, and homeless shelter uses. The Project does not involve any 
of the aforementioned uses and therefore most of these conditions will not apply to 
this Project. Permanent “Q” Condition 2.A.1.c prohibits residential uses located on a 
commercially-zoned lot on the ground-floor level to a depth of a minimum 100 feet 
from the building frontage. A portion of the Project site fronting West Vanowen Street 
is located in the [Q]C2-1L-CDO-RIO Zone and therefore is subject to this condition. 
The Project will comply with this condition as the ground-floor level of the Project will 
be utilized for automobile and bicycle parking.   
 
Permanent “Q” Condition 2.B imposes a height restriction of 45 feet with the exception 
of projects located in the RAS Zone. The Applicant has requested a Waiver of 
Development Standard pursuant to LAMC Section 12.22 A.25 (see Finding No. 1) to 
modify this permanent “Q” Condition and increase the maximum building height to 74 
feet and 6 inches in lieu of 45 feet otherwise permitted for the portion of the Project 
site located in the [Q]C2-1L-CDO-RIO Zone and in lieu of 30 feet otherwise permitted 
for the portion of the Project site located in the RA-1L-RIO Zone. Approval of the height 
increase would allow the Project to dedicate a larger amount of lot and building area 
for the construction of the proposed Project with residential units of sufficient size, 
configuration, and quality. In addition, it would provide more residential floor area for 
the construction of market rate and affordable dwelling units. The Project’s proposal 
of 95 new dwelling units with the requested Waiver of Development Standard would 
promote the Reseda Central Business District CDO’s purpose of improving economic 
viability in the area by supporting the numerous commercial businesses and amenities 
that already serve the surrounding community. In exchange, the commercial 
businesses will provide beneficial services and goods to prospective residents.   
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Lastly, the permanent “Q” Conditions also regulate signage and parking buildings 
located adjacent to residential zoned properties. The Project will be consistent with 
these conditions as it will comply with the prohibited signs and sign restrictions 
established by the Reseda Central Business District CDO, and it does not propose 
the development of any parking buildings. The Project will provide residential parking 
within the proposed seven-story development on the ground- and second-floor levels.  

 
The Reseda Central Business District CDO established design guidelines, which are 
set forth in Section 5 of the Design Guidelines and Standards. The Project complies 
with the applicable design guidelines and standards as follows: 
 
Guideline 1: Integrate parking structure design by incorporating elements of the Main 
Building servicing such structure. 
 

Standard 1: Use compatible materials, color, architectural details and landscaping 
to incorporate parking structure design into the overall design scheme. 

 
The Project’s residential parking will be enclosed on the ground- and second-floor 
levels of the development. The parking levels will incorporate compatible siding 
materials, color, and architectural details that distinguish the parking uses with the 
residential uses located on the third- through seventh-floor levels. The Project will also 
incorporate a maximum of 4 exterior colors as required by Design Standard 12a (see 
below) in a neutral palette. Landscaping within the perimeter of the building will also 
screen automobiles from public view. In addition, ventilation grilles and parapets will 
be installed to allow air and natural light into the parking garage and to shield 
automobile headlights from shining through to adjoining properties.  
 
Guideline 2: Provide privacy to residents in the surrounding neighborhoods and 
screen automobiles from public view by designing parking buildings and surface 
parking lots which will minimize associated impacts. 
 

Standard 2a: Screen automobiles within parking structures through the use of 
building parapets, landscape, and other architectural treatments. 

 
As previously discussed, the Project will incorporate landscaping within the perimeter 
of the seven-story residential development to screen automobiles from public view. 
Ventilation grilles and parapets will also be installed to allow air and natural light into 
the parking garage and to shield automobile headlights from shining through to 
adjoining properties.  

 
Guideline 3: Encourage illuminated parking areas, for the purpose of safety, without 
becoming a nuisance to surrounding residents. 
      

Standard 3a: Lighting should be directed on-site and shielded away from 
surrounding residential areas. 

 
The Project will incorporate appropriate shielded lighting within the enclosed parking 
garage on the ground- and second-floor levels that will not create a nuisance to 
surrounding residential properties. As conditioned under Condition No. 14, outdoor 
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lighting shall be designed and installed with shielding, such that the light source does 
not illuminate adjacent residential properties or the public right-of-way, nor the above 
night skies. In addition, surrounding the Project site is predominantly commercial uses 
with the exception of a multi-family residential property to the south. Nevertheless, the 
southern portion of the Project will face the rear surface parking lot of the adjacent 
residential property and will not face any dwelling units.  
 
Guideline 4: Enhance the visibility, appearance, and safety of parking areas by 
maintaining existing parking lots in good repair. 

 
The Project will maintain the residential parking areas within the first- and second-floor 
levels of the development with the installation of appropriate lighting, a security gate 
along West Vanowen Street for ingress and egress, and ventilation grilles.  
 
Guideline 5: Provide a safe and attractive shopping environment by incorporating 
pedestrian walkways in the site design. 
 

Standard 5a: Pedestrian sidewalks should be provided adjacent to the building and 
should be a minimum of five (5) feet wide. 

 
Standard 5c: Entry walkways, from the sidewalk to the front entrance, should be 
provided where a parking lot is sited in front of the building.  

 
The pedestrian sidewalk fronting the Project site will be approximately 10 feet. The 
Project will provide the dedications and street improvements required by the Bureau 
of Engineering, and install landscaping and trees within the front yard setback to 
promote a comfortable and pedestrian-friendly environment. The Project will also 
provide clear entry walkways into the Project site from West Vanowen Street, including 
a walkway to the residential lobby, where vehicular access through a two-way 
driveway will be provided.  
 
Guideline 6: Create space and provide security by enclosing parking areas and sites 
with decorative walls and fences. Combination wrought iron and masonry walls are 
encouraged. 
 

Standard 6a: Walls should incorporate surfaces and textures to discourage graffiti 
where possible. Masonry walls should be constructed from decorative brick, stone,     
split face concrete block, or other decorative material. Masonry block walls should 
be finished with a masonry cap. 
 
Standard 6b: Chain link fencing should be avoided and should never be the 
primary fencing material. 

 
The Project’s ground- and second-floor parking areas will be enclosed within the 
seven-story residential building and will feature a roll-down security gate, ventilation 
grilles and parapets to allow air and natural light into the parking garage and to shield 
automobile headlights from shining through to adjoining properties. The Project will 
also incorporate graffiti-resistant materials to discourage graffiti where possible. In 
addition, the Project will install landscaping and a wrought-iron fence within the 
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perimeter of the Project site to create a safe environment for residents and 
surrounding properties.  
 
Guideline 7: Enhance the visual look of secondary features such as trash and 
recycling areas, mechanical equipment, and loading areas by screening them from 
public view. 
 

Standard 7a: Trash storage bins and recycling areas should be located away from 
the street, behind or to the side of buildings, and should be fully enclosed with a 
decorative masonry wall or fence and landscaped to prevent off-site transport of 
trash. Each individual trash bin should have a cover. 
 
Standard 7b: Ground mounted equipment or electrical transformers should be fully 
screened on all sides from public view by substantial landscaping or should be 
placed underground. 

 
The Project’s trash and recycling collection areas will be located on the ground-floor 
level of the seven-story residential building adjacent to the enclosed parking area and 
residential lobby. They will not be visible to public view. The Project’s electrical 
transformers will be located within the Project frontage along West Vanowen Street 
and will be screened from public view with landscaping.  

 
Guideline 8: Use landscaping to augment ground cover, provide an attractive buffer, 
filter noise, soften glare, and enhance the overall aesthetic appeal of the community. 
 

Standard 8a: Areas fronting the public right of way free of structures, driveways, 
walkways, or required parking should be adequately landscaped.  
 
Standard 8b: Landscape materials should include both softscape and hardscape 
which complement the building and site design. 
 
Standard 8c: Use an effective variety and density of plant materials including, but 
not limited to, evergreen (non-deciduous), drought tolerant, native trees, shrubs, 
perennials, flowers, ground cover, and vines of various heights and species. 
 
Standard 8d: Hardscape materials such as river rock, crushed rock, redwood, bark 
chips, pebbles and stone or masonry slabs should be used to accent and enhance 
the overall landscape plan and should not be used in-lieu of plant materials. 

 
As shown in the landscape plans (see “Exhibit A”), the Project will incorporate a variety 
of drought-tolerant landscaping within all sides of the site, including the street frontage 
facing West Vanowen Street, to create a safe and attractive environment for residents 
and pedestrians. The Project frontage will be adequality landscaped alongside the 
Project’s electrical transformers, driveway, and entry walkways. Landscaping will be 
utilized to screen the Project’s electrical transformers from public view. Compatible 
paving and hardscape materials will be utilized to facilitate adequate pedestrian and 
ADA access to the residential lobby and ingress-egress points located on the sides of 
the Project. Decomposed granite will be utilized throughout the landscaped areas to 
accent the landscape plan.  
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Guideline 9: Soften, buffer, and conceal views of parking areas from adjacent uses 
with sufficient planting materials by incorporating planters, planter boxes, trellises, etc. 
as part of the landscape design. 

 
Standard 9b: A minimum seven (7) foot wide planted landscape buffer is required 
for all parking structures or garages adjacent to a public street; this area should 
contain trees, shrubs or other various plant species. 
 

The Project site fronts West Vanowen Street to the north. The Project will comply with 
this guideline and standard by installing landscaping within all portions of the front 
yard with a minimum depth of 15 feet with the exception of areas dedicated to 
pedestrian walkways, entryways, driveways, and electrical transformers. The 
landscaping will soften and buffer the parking areas located on the ground- and 
second-floor levels of the seven-story residential project and will create a comfortable 
and attractive environment for residents and pedestrians.  
 
Guideline 10: Use exterior surface materials that complement existing buildings in the 
area and maintain visual interest. Marble, brick, smooth texture stucco, stone and tile 
are recommended materials. 
 

Standard 10a: The use of wood, metal, unfinished or unsurfaced concrete block 
walls, plywood, plastic laminate, pecky cedar, corrugated fiberglass     , and heavily 
textured stucco as a primary surface material should be avoided. 
 
Standard 10b: Bare aluminum finishes, unfinished metal panels, metal 
windows/doors, and the like should be anodized or painted. All materials employed 
in construction should be finished and durable. 
 
Standard 10c: Front façade design and materials should continue around corners 
to the other walls of the building. 

 
The Project will utilize a variety of building materials including fiber cement, hardi plank 
siding, stucco finishings, vinyl windows, and painted/stucco-finished metal frames and 
railings to create a cohesive design that will be compatible with the surrounding 
community. White stone stucco finishing and grey plastering will distinguish the 
residential and parking components of the Project, respectively. The front façade will 
feature horizontal siding and bands that will continue around the corners of the Project 
into side façades of the residential building. These design elements will enhance the 
Project’s façade articulation and visual interest from the street level.  

 
Guideline 11: Use exterior surface materials that will reduce the incidence and 
appearance of graffiti. 
 

Standard 11: Exterior walls and windows should be treated with graffiti resistant 
materials such as specialized coating or use of vegetation. 

 
The Project will incorporate graffiti-resistant materials to discourage graffiti where 
possible. 
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Guideline 12: Tie building elements together through the use of color. 
 

Standard 12a: A maximum of four (4) exterior colors should be used. 
 
Standard 12b: Exterior building elements, such as downspouts, gutters, vents, and 
other mechanical equipment should be painted to blend into the background 
surface whenever screening of the equipment is not possible. 

 
The Project will incorporate a maximum of four (4) exterior colors across the various 
building materials and stucco areas. The Project proposes a neutral color palette 
comprised of white, grey, ashen plum, and black. The colors will be consistent with 
the Project design and compatible with the surrounding community. Exterior building 
elements including downspouts, grilles, and grates will be treated to blend into the 
background.  
 
Guideline 13: Avoid highly reflective colors, especially those that produce glare. 
 

Standard 13: Bright colors including fluorescent and day-glow are not permitted, 
except when used as an accent     . 

 
The Project will not utilize highly reflective colors in its design; neutrals colors will be 
utilized to establish a cohesive Project design that is compatible with the surrounding 
community.  
 
Guideline 14: Design exterior lighting as part of the overall architectural concept. 
 

Standard 14a: Lighting fixtures and all exposed accessories should be harmonious 
with the building design.  
 
Standard 14b: Illuminate storefront entrances to make inviting, create an emphasis     

, and to deter      crime. 
 
Standard 14c: Avoid lighting elements which detract from the appearance of their 
setting. 

 
The Project’s lighting design will be compatible with the Project design and building 
materials. All exterior light fixtures will be consistent with City code and will not impose 
unnecessary reflection or glare onto surrounding properties.  
 
Guideline 15: Concealing light features within building and landscape can highlight 
attractive features and avoid intrusion into neighboring properties. 
 

Standard 15a: Illuminate buildings and landscape to indirectly create a strong 
positive image. 

 
The Project’s landscape plan and lighting design have been jointly coordinated to 
highlight plantings and avoid intrusions into neighboring properties.  
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Guideline 17: Incorporate façade design into successive floors, including the area 
between floors. 
 

Standard 17: Building façades should be extended and continue beyond the 
ground floor. Successive floors can be offset by recessed windows, balconies, 
offset planes, awnings or other architectural details. 

      
The Project will incorporate façade articulation across the Project’s seven floors with 
a repeating pattern of color, building materials, and vertical and horizontal architectural 
elements to create a cohesive building design. Vertical and horizontal breaks within 
the façade plane through the use of recessed windows balconies, bands which 
continue from the front façade to the side building facades, and roofline variation also 
provide visual interest and articulation to the Project.  

 
Guideline 20: Articulated roof lines and forms add appeal, provide visual interest, and 
can de-emphasize building mass and scale. When designing roof lines the scale and 
proportion of adjacent buildings should be considered. 
 

Standard 20a: Roofs should be flat, with decorative cornice elements, and 
Parapets that extend above the roof line to screen rooftop mechanical equipment 
from public view. 
 
Standard 20b: To promote visual interest, buildings with frontages greater than 
twenty-five (25) feet, should provide articulated roof lines every fifteen (15) feet 
with vertical relief. 

 
The Project will provide roof line variation and flat roofs throughout the development 
with slight overhang areas to provide visual interest. Rooftop equipment will be placed 
in a manner that will ensure that it is screened from public view.  

 
Guideline 23: Respond to the scale, proportion, and rhythm of a building’s design 
through the use of awnings and canopies. They can be an integral part of storefront 
design and should enhance the style, color, and form of the existing architecture, but 
should not obstruct views of adjacent businesses. 
 

Standard 23a: Awnings should relate to the size and form of window and door 
openings. Storefronts greater than twenty-five (25) feet and divided into structural 
bays should provide one awning for each bay.  
 
Standard 23b: Awnings should be a maximum of three (3) colors for each Project 
exclusive of signage. 
 
Standard 23c: Canvas awnings should be fade resistant and fire retardant. 
 
Standard 23d: Glossy, vinyl, plastic, metal and horizontal ribbed Awnings should 
not be used. 

 
The Project will utilize a mixture of recessed and projected balconies, breaks in the 
façade plane, and roofline variation to address the scale, proportion, and rhythm of 
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the building’s design. The Project will not feature any awnings or canopies. The 
Project design will also feature a variety of architectural elements as discussed above 
to create a cohesive design that is compatible with the surrounding neighborhood.  

 
Therefore, as conditioned, the project substantially complies with the adopted 
Community Design Overlay and Design Guidelines and Standards. 
 

4. The structures, site plan and landscaping are harmonious in scale and design 
with existing development and any cultural, scenic or environmental resources 
adjacent to the site and in the vicinity. 

 
The Project proposes a seven-story, 74-foot and 6-inch, residential building with 95 
dwelling units. While the Project site is surrounded by predominantly low-rise 
commercial and residential buildings, numerous residential and mixed-use 
developments have been approved by the City in the past 10 years that are similar in 
height and scale. These include the following four (4) projects located within 1,000 
feet from the Project site along North Reseda Boulevard:  
 

● Five-story (56-foot), mixed-use development with 62 apartment units (6909 – 
6923 North Reseda Boulevard) 

● Five-story (61-foot), mixed-use development with 158 dwelling units (6912 
North Reseda Boulevard) 

● Six-story (61-foot), mixed-use development with 205 dwelling units (6648 North 
Reseda Boulevard) 

● Six-story (72-foot), mixed-use development with 254 apartment units (6611 – 
6639 North Reseda Boulevard) 

 
The proposed Project will be cohesive with the architectural style and aesthetic of the 
surrounding community while acknowledging the existing commercial and residential 
buildings that are in close proximity to the Project site. The Project will incorporate a 
variety of design features including a mixture of stucco finishings, plaster, cement, 
vinyl windows, and metal framing and a neutral color palette that is compatible with 
new and existing developments in the neighborhood. Projecting eaves, recessed 
balconies, stucco bands, and horizontal siding offer vertical and horizontal breaks in 
the building façade. Grey plaster and white stucco will also distinguish the Project’s 
parking and residential uses, respectively. The Project’s residential lobby and street-
facing units will feature windows and balconies that overlook West Vanowen Street, 
thereby contributing to an engaging and human-scale pedestrian experience. 
Residential units and private balconies will also be oriented on all four sides of the 
building therefore creating a sense of transparency and “eyes on the street”.  
 
Residential and vehicular access to the Project site will be located along West 
Vanowen Street through a residential lobby, two-way driveway, and two (2) walkways 
which run along the western and eastern edges of the site and connect to the Project’s 
rear yard common open space and bicycle storage room. Security gates and code-
compliant lighting will be utilized throughout the site to create a safe environment for 
residents without adversely impacting adjacent properties. In addition, landscaping 
will be installed along the front and rear yards areas of the Project site as well as the 
perimeter of the residential building to provide visual interest and promote a user- and 
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pedestrian-friendly environment. Landscaping will also be utilized to buffer the 
electrical transformers within the front yard from public view. In addition, programmed 
spaces and landscaping installed in the Project’s common open space areas (i.e. 3rd 
floor courtyards and rear yard space) will provide residents safe and comfortable 
spaces to relax and socialize. As such, these design features respect the scale and 
design of the surrounding community. 
 
There are no cultural, scenic, or environmental resources adjacent to the site. As 
discussed in the Class 32 Categorical Exemption Report (Case No. ENV-2022-8568-
CE), the Project is consistent with the applicable general plan designation and all 
applicable general plan policies as well as with applicable zoning designation and 
regulations.  The Project is surrounding by urban uses and is located within city limits 
on a site of no more than five acres. In addition, the Project has no value as habitat 
for endangered, rare, or threatened species. The Project site has not been identified 
as a historic resource by local or state agencies, and the project site has not been 
determined to be eligible for listing in the National Register of Historic Places, 
California Register of Historical Resources, or the Los Angeles Historic-Cultural 
Monuments Register, and/or any local register according to the City’s 
HistoricPlacesLA website. The Project site is not located along a State Scenic 
Highway, nor are there any designated State Scenic Highways located near the 
project site. The Project site is located in the Outer Core within the River      
Implementation Overlay District (RIO). The Project will conform with the development 
standards set forth by the RIO District which address Landscaping, Screening/     
Fencing, and Exterior Lighting.  
 
Therefore, the structures, site plan and landscaping are harmonious in scale and 
design with existing development and any cultural, scenic, or environmental resources 
adjacent to the site and in the vicinity. 

 
Site Plan Review Findings 
 
5. The project is in substantial conformance with the purposes, intent and 

provisions of the General Plan, applicable community plan, and any applicable 
specific plan. 
 

 Community Plan 
 

The Project site is located within the Reseda – West Van Nuys Community Plan, which 
is one of 35 Community Plans which together form the land use element of the General 
Plan. The Community Plan designates the subject property for Community 
Commercial land uses corresponding to CR, C2, C4, RAS3, RAS4, P, and PB Zones. 
The project site is zoned [Q]C2-1L-CDO-RIO and RA-1L-RIO, and therefore it will be 
consistent with the underlying land use designation.  
 
The proposed Project involves the demolition of the existing one-story commercial 
building and carport and the construction of a new seven-story, residential 
development consisting of 95 dwelling units with 11 units (15 percent of the base 
density) reserved for Very Low Income Households. The Project proposes a maximum 
building height of 74 feet and 6 inches and a total floor area of approximately 90,112 
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square feet with a Floor Area Ratio (FAR) of 3.11:1. The Project will provide 102 
vehicle parking spaces located within the ground-floor and second-floor levels. A total 
of 79 bicycle parking spaces will be provided within an enclosed bicycle room adjacent 
to the residential lobby and in front of the building entrance along West Vanowen 
Street. The Project will provide 5,487 square feet of open space comprised of 1,500 
square feet of private open space and 3,987 square feet of common open space. 
 
With the exception of the requests herein, which allow for the creation of affordable 
housing units, the proposed Project is otherwise consistent with the requirements of 
the underlying zones. The proposed residential project will be consistent with the 
Community Commercial land use designation. The requested Incentives and Waivers 
of Development Standards are permissible by the provisions of Density Bonus law as 
discussed in Finding No.1, the Reseda Central Business District Community Design 
Guidelines and Standards as discussed in Finding Nos. 2 and 3, and the Project will 
comply with all other applicable provisions of the zoning code. 
 
The proposed project conforms to the following goals, objectives and policies of the 
Reseda – West Van Nuys Community Plan: 
 
Residential Goals, Objectives, and Policies:  
 

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

 
Objective 1-3: To promote and ensure the provision of adequate housing 

for all persons regardless of income, age, or ethnic 
background.  

 
Policy 1-3.3: Promote housing in mixed use projects in transit 

corridors, pedestrian oriented areas, and transit 
oriented districts.  

 
Commercial Objectives and Policies: 
 

Objective 2-1.1:  Require that any proposed development be designed to 
enhance and be compatible with adjacent development.  

 
Objective 2-1.3:  Require that projects be designed and developed to 

achieve a high level of quality, distinctive character, and 
compatibility with existing uses and development.   

 
Objective 2-3.2  Improve safety and aesthetics of parking areas in 

commercial areas.   
 
The Project will be consistent with the aforementioned objectives and policies as it will 
provide new multi-family housing opportunities in the Reseda community and will 
complement the surrounding residential, commercial, and public facility uses. The 
project will replace the existing one-story commercial structure and carport with a high-
quality residential development with 95 dwelling units. Approval of a 30 percent 
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Density Bonus will permit the project’s proposed density. The provision of 95 new 
residential units of varying sizes and types (45 one-bedroom units, 50 two-bedroom 
units), including 11 units reserved for Very Low Income Households, will provide for 
housing required to satisfy the needs of various economic segments of the community. 
As such, the Project accommodates an adequate supply of housing units by type and 
cost.  
 
The Project is located approximately 350 feet from the intersection West Vanowen 
Street and North Reseda Boulevard which provides access to public transit 
infrastructure including Metro Bus Lines 165 and 240. These bus lines provide 
commuters access to housing, job centers, schools, and community amenities across 
the City. In addition, West Vanowen Street and North Reseda Boulevard are both 
mixed-use corridors connected to housing, markets, restaurants, retail stores, auto 
body shops, and community and religious institutions. Therefore, the proposed 
housing development project in relation to the existing street and public transportation 
infrastructure will complement the surrounding land uses and promote the integration 
of housing, commercial, and public facility uses. 
 
The Project’s proposed parking garage will be screened from public view with 
parapets and ventilation grilles and will provide a total of 102 vehicle parking spaces 
located within the ground- and second-floor levels. This parking design strategy not 
only addresses the safety and aesthetic of parking in commercial areas but is also 
consistent with the design guidelines and standards established by the Reseda 
Central Business District Community Design Overlay (CDO) District.  
 
The Project site is located within the River Improvement Overlay (RIO) District and the 
Reseda Central Business District Community Design Overlay (CDO) District. The 
Project will conform with the development standards set forth by the RIO District which 
address Landscaping, Screening/ Fencing, and Exterior Lighting. The Project will also 
comply with the relevant standards and policies set forth by both overlay districts. The 
Project will be consistent with the [Q] Conditions and the Design Guidelines and 
Standards which address the use, operation, and development of projects located 
within commercial properties in the Reseda Central Business District.  

 
The Project is further consistent with other elements of the General Plan, including the 
Framework Element, the Housing Element, and the Mobility Element. The Framework 
Element was adopted by the City of Los Angeles in December 1996 and re-adopted 
in August 2001. The Framework Element provides guidance regarding policy issues 
for the entire City of Los Angeles, including the project site. The Framework Element 
also sets forth a Citywide comprehensive long-range growth strategy and defines 
Citywide policies regarding such issues as land use, housing, urban form, 
neighborhood design, open space, economic development, transportation, 
infrastructure, and public services.  

 
 Framework Element 
 

The Project supports the following goals, objectives, and policies of the Framework 
Element: 
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Chapter 3 – Land Use: 
 

Objective 3.1:  Accommodate a diversity of uses that support the needs 
of the City's existing and future residents, businesses, and 
visitors. 

 
Objective 3.2:  Provide for the spatial distribution of development that 

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

 
Policy 3.2.3:  Provide for the development of land use patterns that 

emphasize pedestrian/bicycle access and use in 
appropriate locations. 

 
Objective 3.4:  Encourage new multi-family residential, retail commercial, 

and office development in the City's neighborhood 
districts, community, regional, and downtown centers as 
well as along primary transit corridors/boulevards, while at 
the same time conserving existing neighborhoods and 
related districts. 

 
Chapter 4 – Housing: 
 
Goal 4A: An equitable distribution of housing opportunities by type and cost accessible 
to all residents of the City. 
 

Objective 4.1:  Plan the capacity for and develop incentives to encourage 
production of an adequate supply of housing units of 
various types within each City subregion to meet the 
projected housing needs by income level of the future 
population to the year 2010. 

 
Objective 4.2:  Encourage the location of new multi-family housing 

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

 
Policy 4.2.1  Offer incentives to include housing for very low- and 

low-income households in mixed-use developments. 
 
Chapter 5 – Urban Form and Neighborhood Design: 
 

Objective 5.5:  Enhance the livability of all neighborhoods by upgrading 
the quality of development and improving the quality of the 
public realm. 
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Objective 5.9:  Encourage proper design and effective use of the built 
environment to help increase personal safety at all times 
of the day. 

 
Policy 5.9.1:  Facilitate observation and natural surveillance through 

improved development standards which provide for 
common areas, adequate lighting, clear definition of 
outdoor spaces, attractive fencing, use of landscaping 
as a natural barrier, secure storage areas, good visual 
connections between residential, commercial, or public 
environments and grouping activity functions such as 
child care or recreation areas. 

 
Chapter 7 – Economic Development: 
 
Goal 7G: A range of housing opportunities in the City. 
 

Objective 7.9:  Ensure that the available range of housing opportunities is 
sufficient, in terms of location, concentration, type, size, 
price/rent range, access to local services and access to 
transportation, to accommodate future population growth 
and to enable a reasonable portion of the City’s workforce 
to both live and work in the city. 

 
Policy 7.9.1:  Promote the provision of affordable housing through 

means which require minimal subsidy levels and which, 
therefore, are less detrimental to the City’s fiscal 
structure. 

 
Policy 7.9.2:  Concentrate future residential development along 

mixed-use corridors, transit corridors, and other 
development nodes identified in the General Plan 
Framework Element to “optimize the impact of City 
capital expenditures on infrastructure improvements.” 

 
The Project will complement the surrounding residential, commercial, and public 
facility uses in the neighborhood with the construction of a new 95-unit residential 
building in the Reseda Central Business District. The Project will feature a unit mix of 
45 one-bedroom units and 50 two-bedroom units, and 2 three-bedroom units as 
detailed in Exhibit “A”. Approval of a 30 percent Density Bonus will permit the Project’s 
proposed density. The provision of 95 new residential units of varying sizes and types, 
including 11 units reserved for Very Low Income Households, will provide for the 
housing required to satisfy the needs of various economic segments of the community. 
The Project site is served by numerous transit lines within walking distance including 
Metro Local Bus Lines 165 and 240 which will allow residents to connect to community 
resources across the region. The Project site is also located near bicycle lanes along 
North Reseda Boulevard which connect to other lanes and trails in the community. 
Similar to the accessibility and connectivity benefits provided by nearby public transit 
lines, existing bicycle infrastructure will connect commuters to neighborhood-serving 
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amenities and job centers. The Project’s proximity and access to public transit and 
existing bicycle infrastructure will provide residents the option to walk, bike, or ride 
public transit as their mode of transportation.  
 
The Project will incorporate multiple design features that will be compatible with the 
surrounding properties and will enhance the livability of the neighborhood. In addition, 
the Project will comply with various standards and policies set forth by the River 
Implementation Overlay (RIO) District and the Reseda Central Business District 
Community Design Overlay (CDO) District which address the project’s proximity to the 
Los Angeles River and a commercial district, respectively. The Project will incorporate 
features related to the project’s selection of building materials, articulation, 
landscaping, parking, and equipment screening. The Project’s massing will utilize 
high-quality building materials including light-colored stucco, vinyl windows, fiber 
cement siding, and plaster to create a clear and cohesive design. The Project will 
feature private balconies along the perimeter of the residential building including the 
street-facing building frontage. These spaces will contribute to the articulation of the 
building and will also provide a sense of security and “eyes on the street” as they 
overlook West Vanowen Street. A mixture of projecting and recessed balconies, and 
roofline variation wrapped along the front and rear portions of the building will also 
enhance building articulation and visual interest. This design strategy will help 
minimize building mass and scale, and will result in a project that is compatible with 
similar scaled housing developments in the immediate vicinity. Landscaping will be 
utilized in a thoughtful manner particularly within the common open space areas and 
street-level frontage to create an attractive and comfortable experience for residents 
and visitors. Trees, shrubs, and ground cover will provide relief from the heat and sun 
during the day. Residential parking, utility equipment, and trash and recycling bins will 
be screened from public view as they will be located within the project’s enclosed 
parking garage. While the Project’s transformer will front the public street, it will also 
be screened with landscaping from public view as permitted by LADWP. Therefore, 
the combination of these design features and strategies will help produce a balanced 
and cohesive look that distinguishes the Project as a residential development.  
 
Therefore, the Project will be consistent with the Land Use, Housing, Urban Form and 
Neighborhood Design, and Economic Development Chapters of the Framework 
Element. 

 
 Housing Element 2021 - 2029 
 

The latest Housing Element (2021-2029) of the General Plan provides land use 
policies and programs that encourage development of affordable housing across the 
City. The project also supports the following goals, objectives, policies of the Housing 
Element: 
 
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 1.1 Produce an adequate supply of rental and ownership 

housing in order to meet current and projected needs; 
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Policy 1.1.1 Expand opportunities for residential development, 

particularly in designated centers, Transit Oriented 
Districts, and along mixed-use boulevards. 

 
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. 

Objective 2.2 Promote sustainable neighborhoods that have mixed-
income housing, jobs, amenities, services and transit; 

 
Policy 2.2.1 Provide incentives to encourage integration of housing 

with other compatible land uses. 
 

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

 
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 utilizes multiple development incentives pursuant to the City’s Density 
Bonus Ordinance to provide a higher number of residential units than would otherwise 
be permitted, thereby facilitating the creation of a higher number of affordable units 
and addressing the need for affordable housing in the City. Of the 95 dwelling units 
proposed, 11 units will be set aside for Very Low Income Households. The Project will 
support larger families as it proposes 45 two-bedroom units and 50 three-bedroom 
units and will offer a mix of market rate and affordable units providing greater individual 
choice in housing. The Project is located approximately 350 feet from the intersection 
West Vanowen Street and North Reseda Boulevard which provides access to public 
transit infrastructure including Metro Bus Lines 165 and 240. These bus lines will 
connect residents to essential services, job centers, and community amenity across 
the region. In addition, the Project site is located near bicycle lanes along North 
Reseda Boulevard. Therefore, the Project’s proximity to public transit and existing 
bicycle infrastructure will support various modes of transportation and help reduce 
greenhouse gas emissions. Landscaping and bicycle parking will be installed along 
the street-level frontage to create a safe and comfortable pedestrian experience that 
encourages walking. The Project also proposes various open space opportunities for 
Project residents to relax, socialize, and engage in physical exercise. This includes 
private balconies, rear yard open space, and courtyards. Therefore, the Project will 
conform with the applicable goals, objectives, policies of the Housing Element.  
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 Mobility Plan 2035 
 

The Mobility Plan 2035 includes goals that define the City’s high-level mobility 
priorities. The Mobility Element sets forth objectives and policies to establish a 
citywide strategy to achieve long-term mobility and accessibility within the City of Los 
Angeles. The Project will conform with following policies of the Mobility Element as 
described below. 
 
Policy 2.3: Recognize walking as a component of every trip and ensure high quality 
pedestrian access in all site planning and public right-of-way modifications to provide 
a safe and comfortable walking environment. 
 
Policy 2.6: Provide safe, convenient, and comfortable local and regional bicycling 
facilities for people of all types and abilities. 
 
Policy 3.1: 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: Promote equitable land use decisions that result in fewer vehicle trips by 
providing greater proximity and access to jobs, destinations, and other neighborhood 
services. 
 
Policy 3.8: Provide bicyclists with convenient, secure, and well-maintained bicycle 
parking facilities. 
 
Policy 5.2: Support ways to reduce vehicle miles traveled (VMT) per capita; and 
 
Policy 5.4: Continue to encourage the adoption of low and zero emission fuel sources, 
new mobility technologies, and supporting infrastructure. 
 
The Project will provide access for all modes of travel, including for pedestrians, 
bicyclists, and transit users. Local markets, restaurants, retails stores, and other 
community amenities are accessible by foot as the project is located along West 
Vanowen Street which functions as a mixed-use and public transit corridor. 
Landscaping and bicycle parking will be installed within the street-level frontage to 
create a safe and comfortable pedestrian experience that encourages walking. The 
Project site is also served by numerous transit lines within walking distance, including 
Metro Local Lines 165 and 240. These public transit lines will connect residents, 
workers, and visitors to essential services, job centers, and community amenities 
across the City. In addition, the project supports biking as a mode of transportation 
with the installation of 79 short- and long-term bicycle parking spaces and a bike 
workspace. The Project is located within 350 feet from North Reseda Boulevard which 
is improved with bicycle lanes which connect to the local bicycle network. Therefore, 
the Project supports the use of various modes of transportation and the Project will 
contribute towards the creation of sustainable neighborhoods. 
 
Therefore, the project substantially conforms with the purpose, intent, and provisions 
of the General Plan and the Reseda – West Van Nuys Community Plan. 
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 Health and Wellness Element  
 
 Adopted in March 2015 with a technical update in 2021, the Plan for a Healthy Los 

Angeles lays the foundation to create healthier communities for all Angelenos. As the 
Health and Wellness Element of the General Plan, it provides high-level policy vision, 
along with measurable objectives and implementation programs, to elevate health as 
a priority for the City’s future growth and development. Through a new focus on public 
health from the perspective of the built environment and City services, the City of Los 
Angeles will strive to achieve better health and social equity through its programs, 
policies, plans, budgeting, and community engagement. The Project is consistent with 
the following goals, objectives, and policies: 

 
Policy 2.2. Healthy Building design and construction. Promote a healthy built 
environment by encouraging the design and rehabilitation of buildings and sites for 
healthy living and working conditions, including promoting enhanced pedestrian-
oriented circulation, lighting, attractive and open stairs, healthy building materials 
and universal accessibility using existing tools, practices, and programs. 
 
Policy 5.1: Reduce air pollution from stationary and mobile sources; protect human 
health and welfare and promote improved respiratory health. 
 
Policy 5.7: Promote land use policies that reduce per capita greenhouse gas 
emissions, result in improved air quality and decreased air pollution, especially for 
children, seniors and others susceptible to respiratory diseases. 

 
Air Quality Element 

 
Policy 4.2.3: Ensure that new development is compatible with pedestrians, 
bicycles, transit, and alternative fuel vehicles. 
 
Policy 5.1.2: Effect a reduction in energy consumption and shift to non-polluting 
sources of energy in its buildings and operations. 

 
 As previously discussed above, the Project site is served by numerous public transit 

lines within walking distance including Metro Local Lines 165 and 240, which 
residents, workers, and visitors to essential services, job centers, and community 
amenities across the City. The Project site is also located within 350 feet from North 
Reseda Boulevard which is improved with bicycle lanes and connects to the local 
bicycle network. In addition, the project supports biking as a mode of transportation 
with the installation of 79 short- and long-term bicycle parking spaces and a bike 
workspace.  

 
 The Project site’s proximity to different modes of transportation and commercial land 

uses will provide residents and on-site employees with a variety of options for trips to 
be taken by walking, biking, or by bus.  The Project will further reduce vehicle trips 
and vehicle miles traveled due to the Project’s pedestrian-oriented design and 
therefore will promote respiratory health. The Project will provide bicycle parking 
amenities on-site, thereby reducing air pollution and greenhouse gas emissions that 
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would otherwise be caused by vehicle trips. The Project would comply with applicable 
provisions of the CALGreen Code and the Los Angeles Green Building Code, which 
will serve to reduce the Project’s energy usage.  

 
 The Project has been designed such that the street-level frontages along West 

Vanowen Street include landscaping, trees, and lighting which support a safe, 
comfortable, and aesthetically pleasing pedestrian experience for the neighborhood. 
The Project’s residential lobby and several of the dwelling units will front West 
Vanowen Street and will feature vinyl windows, thereby activating the mixed-use 
corridor and offering street-level surveillance.  

 
 Therefore, the project substantially conforms with the purpose, intent, and provisions 

of the General Plan and the applicable Community Plan. 
 
6. The project consists of an arrangement of buildings and structures (including 

height, bulk and setbacks), off-street parking facilities, loading areas, lighting, 
landscaping, trash collection, and other such pertinent improvements, that is or 
will be compatible with existing and future development on neighboring 
properties. 

 
 The subject property is comprised of two (2) lots with a total area of 28,999 square 

feet (0.67 acres) in Reseda. The Project site has a frontage of approximately 100 feet 
along West Vanowen Street and a depth of approximately 200 feet. The property is 
currently developed with a single-story commercial building and carport. 

 
 The proposed Project involves the demolition of an existing one-story commercial 

building and carport and the construction, use, and maintenance of a new seven-story, 
residential development consisting of 95 dwelling units. Of the 95 dwelling units 
proposed, eleven (11) units will be dedicated for Very Low Income Households. The 
Project will provide the following unit mix: 45 one-bedroom units and 50 two-bedroom 
units. The Project will encompass a total floor area of 90,112 square feet, equating to 
a floor area ratio (FAR) of 3.11:1. The new residential development will front West 
Vanowen Street with dwelling units located between the third- through seventh-floor 
levels and automobile parking located on the ground-floor and second-floor levels. 
The Project will be seven-stories tall with a maximum building height 74 feet and 6 
inches. The Project will provide a total of 102 vehicle parking spaces and 79 bicycle 
parking spaces. The project’s 72 long-term bicycle parking spaces will be located 
adjacent to the residential lobby within an enclosed room, and the project’s 7 short-
term bicycle parking spaces will be located within the building frontage. Primary 
vehicle and pedestrian access will be provided along West Vanowen Street. Two (2) 
walkways located along the eastern and western edges of the Project site will also 
provide access to an enclosed bicycle storage room and rear yard open space area. 
A two-way driveway and gate will allow residents to enter and exit the parking garage. 
A total of 5,487 square feet of open space will be provided including third-floor 
courtyards and a rear yard common open space area. (The Project also includes non-
conforming open space including additional courtyard and rear yard common open 
space areas as well as 35 private balconies encompassing 1,155 square feet).  
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 The Project and all of its pertinent improvements will be compatible with neighboring 
properties. The Project is a desirable residential development in a location and 
neighborhood zoned and designated for such uses. The Project site is located in an 
urbanized area developed with a variety of other similar and compatible uses, 
including multi-family residences, autobody shops, restaurants, and other commercial 
businesses. The Project will not preclude any future development on the project 
property or on any adjacent property. Accordingly, the Project has been designed and 
conditioned such that its significant features and improvements will be compatible with 
the surrounding area, as follows: 

 
 Height, Bulk, and Setbacks 
 
 As depicted in the Exhibit “A”, the building will encompass a total floor area of 

approximately 90,112 square feet and a maximum building height of 74 feet and 6 
inches. 

 
The Project site is located in an urbanized area surrounded primarily by commercial 
and multi-family residential uses. Properties located across the Project site to the north 
are developed with retail and autobody shops and medical clinics in the [Q]C2-1L-
CDO-RIO Zone. Properties located east and west of the Project site are developed 
with restaurants, markets, beauty salons, and autobody shops in the [Q]C2-1L-CDO-
RIO Zone. Properties located south of the Project site are developed with multi-family 
residential developments and a church in the RA-1A-RIO and R3-1-RIO Zones.  

 
 Based on the underlying [Q]C2-1L-CDO-RIO and RA-1L-RIO Zones of the Project 

site, the Project is permitted a maximum building height of 45 feet for the portion of 
the Project site zoned [Q]C2-1L-CDO-RIO and 30 feet for the portion of the Project 
site zoned RA-1L-RIO when a building or structure proposes a roof with a slope of 
less than 25 percent. (The “1L” Height District associated with the C2-1L Zone permits 
a maximum building height of 75 feet and six stories. However, the “Q” Classification 
for the subject zone limits maximum building height to 45 feet). The Project requests 
a Waiver of Development Standard to increase the maximum building height to 74 
feet and 6 inches resulting in a seven-story residential building and a Waiver of 
Development Standard to waive transitional height requirements as the Project site is 
located adjacent to a residential property in the RA Zone through the City’s Density 
Bonus Program. The height of the Project is similar to mixed-use developments 
located west of the Project site along North Reseda Boulevard that have been 
constructed or have been approved of entitlements. These projects include the 
following:   

 
● Case No. DIR-2022-2692-TOC-CDO-SPR-HCA – Five-story (56-foot), mixed-

use development with 62 apartment units (6909 – 6923 North Reseda 
Boulevard) 

● Case No. CPC-2014-4226-DB-SPR-CDO – Five-story (61-foot), mixed-use 
development with 158 dwelling units (6912 North Reseda Boulevard) 

● Case No. CPC-2016-3545-ZC-DB-SPR-CDO – Six-story (61-foot), mixed-use 
development with 205 dwelling units (6648 North Reseda Boulevard) 
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● Case No. CPC-2014-1759-ZC-SPE-SPR-ZAA-CDO – Six-story (72-foot), 
mixed-use development with 254 apartment units (6611 – 6639 North Reseda 
Boulevard) 
 

 The requested waivers of development standards allow for an expanded building 
envelope, making way for the provision of additional dwelling units to support the 
provision of 11 units reserved for Very Low Income Households. Therefore, the 
Project’s height will be compatible with surrounding properties in the community.  

 
 Regarding FAR and density, the Project site is restricted to a maximum FAR of 1.5:1 

for the portion of the Project site located in the [Q]C2-1L-CDO-RIO and a maximum 
FAR equivalent to 25 percent of the lot area of the portion of the Project site located 
in the RA-1L-RIO Zone. The Project requests an Off-Menu Incentive to increase the 
maximum FAR to 3.11:1 and an On-Menu Incentive to permit the averaging of FAR, 
open space, parking and access across the [Q]C2-1L-CDO-RIO and RA-1L-RIO 
Zones through the City’s Density Bonus Program. The incentives will allow for the 
construction of the proposed 90,112 square-foot residential development comprised 
of 95 dwelling units. As with the requested incentive to increase the Project’s 
maximum building height, these incentives will allow the developer to expand the 
building envelope so that additional units can be constructed, and the overall space 
dedicated to residential uses is increased. The incentive supports the Applicant’s 
decision to set aside 11 dwelling units for Very Low Income Households. The Project’s 
dwelling units will be located on the third- through seventh-floor levels with 
complementary amenities including courtyards, a rear yard common open space area, 
private balconies, recreation room, and bicycle storage. 

 
 With regards to setbacks, the Project site is subject to various front, side, and rear 

yard setbacks as it is located within the [Q]C2-1L-CDO-RIO and RA-1L-RIO Zones. 
The portion of the Project site fronting West Vanowen Street in the [Q]C2-1L-CDO-
RIO is not subject to any front yard setback requirements however is required to 
provide a westerly and easterly side yard setback of 10 feet per LAMC Section 12.14 
C (LAMC Section 12.14 C refers to the side yard requirements of the R4 Zone for all 
portions of buildings erected and used for residential uses. The calculation for the 
required side yard setback is 5 feet plus 1-foot for every story proposed above the 2nd 
story. Therefore, with seven stories proposed with the subject Project the required 
side yard setback is 10 feet). The portion of the Project site located within the RA-1L-
RIO Zone is subject to easterly and westerly side yard setbacks of 10 feet and a 
southerly rear yard setback equivalent to 25 percent of the depth of the lot, or 25 feet. 
The Project requests an Off-Menu Incentive to permit a rear yard setback of 15 feet 
and 1 inch and two (2) Waivers of Development Standards to permit a westerly and 
easterly side yard setback of 9 feet (one Waiver per side yard reduction). In exchange, 
the Project will be consistent with applicable State Density Bonus Law and LAMC 
Section 12.22.A.25 by setting aside 15 percent of the base units, or 11 units, as 
restricted affordable housing for Very Low Income Households.  

 
 The bulk and massing of the proposed residential development will be tempered by 

multiple design features which relate to the Project’s selection of building materials 
and color palette to enhance façade articulation and the use of landscaping to 
enhance the user and pedestrian experience.  building façade, landscaping, and the 
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project’s orientation in relation to the surrounding built environment. The Project will 
utilize a mixture of stucco finishings, plaster, cement, vinyl windows, and metal framing 
with a neutral color palette to create a clear and cohesive design that is consistent 
with existing and future developments in the neighborhood. Projecting eaves, 
recessed balconies, stucco bands, and horizontal siding offer vertical and horizontal 
breaks in the building façade. In addition, grey paster and white stucco will also help 
distinguish the Project’s parking and residential uses, respectively. The Project will 
provide a sense of security and “eyes on the street” with the orientation of the building 
lobby entrance and several private balconies facing West Vanowen Street. The 
Project will feature indoor and outdoor common open spaces that will allow residents 
to relax, socialize, and participate in recreational activities. These spaces include the 
rear yard area, the 3rd-floor courtyards, and the 2nd floor recreation room. A minimum 
of 25 percent of the outdoor common open space areas will be planted with 
groundcover, shrubs, and/or trees. Landscaping will be utilized in a thoughtful manner 
particularly within the common open space areas and the street-level frontage to 
create an attractive and comfortable experience for residents and pedestrians. The 
proposed landscaping in the front yard areas will provide relief from the heat and sun 
during the day and will screen the electrical transformers from public view. Therefore, 
the combination of these design features and strategies will help produce a balanced 
and cohesive look that respects the surrounding built environment.  

   
 The proposed building height, mass, and setbacks are all consistent/permissible with 

all applicable zoning regulations and State and City Density Bonus law, and as a result 
will be compatible with adjacent properties. Therefore, the project’s height, mass, and 
setbacks will be compatible with adjacent properties. 

 
 Parking and Loading 
 
 Per AB 2097, public agencies are prohibited from imposing or enforcing any minimum 

automobile parking requirement on any residential, commercial, or other development 
project that is within one-half mile of a Major Transit Stop. The proposed Project is a 
residential development located within one-half mile of a Major Transit Stop and is 
therefore not subject to a minimum automobile parking requirement. 

 
 The Project proposes 102 automobile parking spaces within the first- and second-floor 

levels of the proposed seven-story residential building. A ramp will be constructed 
within the parking garage to connect between the two (2) parking levels. The Project 
will also provide 79 bicycle parking spaces (72 long-term spaces and 7 short-term 
spaces) located within enclosed bicycle storage rooms in the parking garage. 
Vehicular access to the Project site and parking garage will be provided through a 
two-way driveway along West Vanowen Street. A flip-up vehicular gate will be installed 
to provide secure access to the site. Loading will take place within the enclosed 
parking garage or along the street frontage.  

 
 Lighting 
 
 Lighting will include low-level exterior lights adjacent to the building and along 

pathways for security and wayfinding purposes. In addition, low-level lighting to accent 
architectural features and landscaping elements would also be incorporated.  
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Proposed lighting has been designed to provide for efficient, effective, and 
aesthetically pleasing lighting solutions which will help minimize light trespass from 
the proposed buildings and overall Project site. In addition, the Project’s lighting plan 
will reduce sky-glow, increase night sky access, and improve nighttime visibility 
through glare reduction.   

 
 Landscaping 
 
 Per the LAMC, the Project is required to provide 10,750 square feet of open space 

and 24 trees. The Applicant requests a Waiver of Development Standard to reduce 
the open space requirement to 5,487 square feet. Of the 5,487 square-feet of open 
space provided, 3,987 square feet will be dedicated to common open space (2,517 
square feet of outdoor courtyards space will be located on the third-floor level, 870 
square-feet of rear yard space, 600 square feet of recreation room area) and 1,500 
square feet will be dedicated to private balcony space distributed across 30 dwelling 
units. (The Project also includes non-conforming open space including additional 
courtyard and rear yard common open space areas as well as 35 private balconies 
encompassing 1,155 square feet). 

 
 The Project proposes a minimum of 1,372 square feet of landscaped area within the 

common open space areas and 33 on-site trees. Landscaping, including trees, shrubs, 
and grass, will be maintained within the ground- and third-floor levels of the Project to 
promote a safe and comfortable environment for residents and pedestrians. They will 
enhance the residents and pedestrian experience by providing shade coverage and 
relief from the sun.  In addition, the Project’s front yard area, with the exception of the 
entryway walkways, vehicular driveway, and electrical transformers, will also feature 
landscaping to help screen and buffer the Project’s electrical transformers. The Project 
has been conditioned so that all open areas not used for buildings, driveways, parking 
areas, recreational facilities or walkways will be attractively landscaped and 
maintained in accordance with a landscape plan. The planting of any required trees 
and street trees will be selected and installed per the Bureau of Street Services, Urban 
Forestry Division’s requirements. Therefore, the on-site landscaping will be 
compatible with the existing future developments in the neighborhood. 

 
 Trash Collection 
 
 The Project will provide a trash and recycling collection room located on the ground-

floor level adjacent to the residential and parking areas. Therefore, the trash 
enclosures will be hidden from public view. Residents will be encouraged to dispose 
of their trash and recyclable through chutes located on each floor which feed into the 
trash collection area. Trash trucks will temporarily stop and collect trash along West 
Vanowen Street, and therefore would not interrupt daily operations, traffic, and parking 
around the surrounding neighborhood.   

 
 As described above, the project consists of an arrangement of buildings and structure 

(including height, bulk, and setbacks), off-street parking facilities, lighting, 
landscaping, trash collection, and other such pertinent improvements that will be 
compatible with existing and future development on neighboring properties. 

 



CPC-2022-8567-DB-CDO-SPR-VHCA                                                                       F-28 
 

6. Any residential project provides recreational and service amenities to improve 
habitability for its residents and minimize impacts on neighboring properties. 

 
 The Project will provide residents a variety of recreational and service amenities 

including open space areas and bicycle facilities. The Project will provide bike storage 
for a total of 79 bicycles along the building frontage and adjacent to the ground-floor 
lobby. The enclosed bicycle storage room will also contain a 140 square-foot bike 
workspace for residents to repair and clean their bicycles.  The Project will provide a 
total of 5,487 square feet of open space; 2,517 square feet will be dedicated to the 
outdoor courtyards located on the third-floor level, 870 square-feet will be dedicated 
to the rear yard space, 600 square feet will be dedicated to the recreation room on the 
second-floor level, and 1,500 square feet of private balcony space will be distributed 
across 30 dwelling units. These spaces will provide residents various settings for 
relaxation, social gathering, and recreation.  

 
 In addition, the Project’s front and rear yard spaces as well as the building’s perimeter 

will be landscaped with a variety of trees, shrubs, and groundcover which will provide 
shade and greenery for residents and pedestrians, enhance the physical environment, 
and reduce potential impacts on adjacent properties. The Project will plant a total of 
33 trees. Therefore, the Project provides a variety of recreational and service 
amenities which will improve habitability for residents and the community alike and will 
minimize impacts on neighboring properties. 

 
CEQA Findings 
 
7. It has been determined based on the whole of the administrative record that the project 

is exempt from CEQA pursuant to State CEQA Guidelines, Section 15332 (Class 32), 
and there is no substantial evidence demonstrating that an exception to a categorical 
exemption pursuant to CEQA Guidelines, Section 15300.2, applies. 

 
 The proposed Project qualifies for a Class 32 Categorical Exemption because it 

conforms to the definition of “In-fill Projects”. The project can be characterized as in-
fill development within urban areas for the purpose of qualifying for Class 32 
Categorical Exemption as a result of meeting five established conditions and if it is not 
subject to an Exception that would disqualify it. The Categorical Exception document 
dated August 7, 2023, and attached to the subject case file provides the full analysis 
and justification for project conformance with the definition of a Class 32 Categorical 
Exemption. 

 
8. The National Flood Insurance Program rate maps, which are a part of the Flood 

Hazard Management Specific Plan adopted by the City Council by Ordinance No. 
172,081, have been reviewed and it has been determined that this project is located 
outside of a flood zone. 

 


