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Public Hearing: 
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Expiration Date:

Required
Not further appealable 
Subject to Mayor’s Public 
Order, Tolling of Deadlines

Allen SarloAppellant 2:

Multiple Approval: No

PROJECT
LOCATION:

1600-1614 East Venice Boulevard

PROPOSED
PROJECT:

The demolition of three existing residential structures (nine dwelling units) and the construction 
of a new four-story, maximum 41-feet in height, 49,948 square foot, multi-family apartment 
building consisting of 77 units over one level of subterranean parking containing 43 automobile 
stalls. The project reserves seven of the units for Extremely Low Income Households.

REQUEST: 1. Pursuant to Sections 12.22 A.31 and 12.22 A.25(g) of the Los Angeles Municipal Code 
("LAMC”), an appeal of the entire determination by the Director of Planning in approving a 
Transit Oriented Communities Affordable Housing Incentive Program for a project totaling 77 
dwelling units, reserving seven units for Very Low Income Household occupancy for a period 
of 55 years, with the following requested incentives:
a. Yards/Setback. The project shall be permitted a reduced front yard setback of 5 feet.
b. Height. The project shall be permitted an increase of 11 feet in building height, equal to 

a maximum building height of 41 feet.
2. An appeal of a determination that based on the whole of the administrative record, that the 

Project is exempt from the California Environmental Quality Act (CEQA) pursuant to State 
CEQA Guidelines, Article 19, Section 15332 (Class 32), and there is no substantial evidence 
demonstrating that an exception to a categorical exemption pursuant to CEQA Guidelines, 
Section 15300.2 applies.

https://zoom.us/
https://planning.lacity.org/about/commissions-boards-hearings
https://planning.lacity.org/about/commissions-boards-hearings
mailto:cpc@lacity.org
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RECOMMENDED ACTIONS:

1. Deny the appeals;
Determine that, based on the whole of the administrative record, the Project is exempt from the California 
Environmental Quality Act (CEQA) pursuant to State CEQA Statute and Guidelines, Article 19, Section 
15332 (Class 32), and there is no substantial evidence demonstrating that an exception to a categorical 
exemption pursuant to State CEQA Statute and Guidelines, Section 15300.2 applies;
Sustain the action of the Director of Planning to conditionally approve the TOC Affordable Housing 
Incentive Program request for a project totaling 77 dwelling units, reserving seven units for Extremely 
Low Income Household occupancy for a period of 55 years, with the following incentives:

a. Yards/Setback. The project shall be permitted a reduced front yard setback of 5 feet.
b. Height. The project shall be permitted an increase of 11 feet in building height, equal to a 

maximum building height of 41 feet.

2.

3.

VINCENT P. BERTONI, AICP 
Director of Planning

lAiXiX^A-l_^Lr(.
Faisal Roble, Principal City Planner

O/L
Juliet OhvSenior City Planner

/cZ?. VuAJt4A,

Jordann Turner, City Planner Esther Serrato, City Planning Associate 
Telephone: (213) 978-1211

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 272, 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 II 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

On April 20, 2020, the Director of Planning approved a Transit Oriented Communities ("TOC”) 
Affordable Housing Incentive Program for a project totaling 77 dwelling units, reserving 7 units for 
Extremely Low Income household occupancy for a period of 55 years, with three Base Incentives 
(Density, Floor Area Ratio ("FAR”), and Parking) and two Additional Incentives under Tier 2 for a 
reduction in the front yard setback and an increase in height.

The project is for the construction of a new four-story, 49,948 square foot apartment building 
consisting of 77 residential dwelling units. The project will have a maximum height of 41 feet and 
a Floor Area Ratio (FAR) of approximately 3.64:1. One level of subterranean parking will be 
provided, consisting of 43 parking spaces. The project provides 72 long-term, 10 short-term 
bicycle parking spaces. The project proposes the demolition of the existing residences.

Background

Subject Property

The project site consists of three (3) contiguous lots located at 1600-1614 East Venice Boulevard, 
within the Venice Community Plan. The subject lots are zoned [Q]R4-1XL with a General Plan 
land use designation of High Medium Residential. The site is located within the Los Angeles 
Coastal Transportation Corridor Specific Plan area and the Livable Boulevards Streetscape Plan 
area. Pursuant to Ordinance No. 169,327, the project is also subject to [Q] Qualified Permanent 
Conditions of Approval.

The site is rectangular-shaped and flat, with a lot a total lot area of 17,891 square feet, to be 
reduced to 17,443 square feet after street dedications. The site occupies the southeasterly corner 
of Venice Boulevard and Glencoe Avenue, with a 138-foot frontage along Venice Boulevard and 
a 130-foot frontage along Glencoe Avenue. Pursuant to LAMC Section 12.37, the Bureau of 
Engineering requires the applicant to provide various street improvements along with the following 
street dedications: a 20-foot corner radius dedication at the corner of Venice Boulevard and 
Glencoe Avenue and a 2.5-foot dedication along the alley.

The subject property is located in an area with a mix of single- and multi-family dwellings. A multi
family residence abuts the property to the northeast. To the south of the property is a single-family 
neighborhood, zoned R1V2. Immediately across Venice Boulevard is a multi-family structure, and 
immediately across Glencoe Avenue is a duplex. The site is bound to the northwest by Venice 
Boulevard, to the southwest by Glencoe Avenue, and to the southeast by an alleyway.

The property was previously developed with a two-unit apartment, a three-unit apartment, and a 
four-unit apartment, which have been demolished under the following permits: 1600 East Venice 
Boulevard (Permit No. 19019-30000-01327, No. 19019-30000-01329, No. 19019-30000-00999), 
1604 East Venice Boulevard (Permit No. 19019-30000-01001, No. 19019-30000-01157), 1610 
Venice Boulevard (Permit No. 19019-30000-01002, No. 19019-30000-01155, No. 19019-30000
01159). According to a determination issued by the Los Angeles Housing and Community 
Investment Department (HCIDLA) on June 11, 2019, nine (9) units are subject to replacement 
under AB 2556 (formerly AB 2222).

The project proposes the demolition of three existing residential structures, and the construction 
of a 41-foot tall, four-story, 49,948 square-foot, multi-family structure over one level of 
subterranean parking, containing a total of 77 dwelling units, reserving 7 dwelling units (9 percent



DIR-2019-4920-TOC-1A A-2

of the total units) for Extreme Low Income households for 55 years. The project proposes a total 
of 43 vehicular parking spaces and 82 bicycle parking spaces (72 long-term, 10 short-term). The 
project will grade and export 8,800 cubic yards of earth. Access to the proposed subterranean 
parking level will be located along the rear alleyway. Two pedestrian entrances are proposed: one 
at the rear alley and one on the corner of Venice Boulevard and Glencoe Avenue.

Zoning and Land Use Designation

The project site is located in the Venice Community Plan, which designates the site for High 
Medium Residential land uses with R4 as the corresponding zone. The subject site is zoned 
[Q]R4-1XL, with a Height District No. 1XL limitation that restricts building height to 30 feet and 
FAR to 3:1. The Q Conditions were established by Ordinance No. 169,327 (effective February 
28, 1994), with requirements including noticing requirements for tenants, guest parking, and a 
maximum height of 45 feet. In addition, the project is within a TOC Affordable Housing Incentive 
Area of the Transit Oriented Communities Program. Pursuant to LAMC Section 12.22 A.31 and 
the TOC Guidelines, the applicant requests a Transit Oriented Communities Compliance Review.

Transit Oriented Communities Affordable Housing Incentive Program

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

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

The subject property is located within 2,640 feet from the intersection of a Regular plus Rapid 
Bus Major Transit Stop. The Santa Monica Rapid Bus line 3 has a service interval of 
approximately 13.12 minutes and regular Metro Bus line 33 has a service interval of approximately 
12.7 minutes, as identified in the Affordable Housing Referral Form dated August 8, 2019. 
Therefore, the subject property is located within a TOC Affordable Housing Incentive Area.

As a Housing Development located within a TOC Affordable Housing Incentive Area, the project 
is eligible for TOC Incentives as provided in the TOC Guidelines. The subject site is eligible for 
TOC Tier 2 Incentives due to its proximity to the intersection of two Rapid Bus lines. Specifically, 
the site is within 2,640 feet from the intersection of Metro Rapid Line 733 and Santa Monica Rapid 
Line 3.

Tier 2 Base Incentives require On-Site Restricted Affordable Units at the rate of 9 percent for 
Extremely Low Income, 12 percent for Very Low Income, or 21 percent for Lower Income, of the 
total number of units. Two Additional Incentives may be granted for projects that include at least 
7 percent of the base units for Extremely Low Income Households, at least 10 percent of the base 
units for Very Low Income Households, at least 20 percent of the base units for Lower Income 
Households, or at least 20 percent of the base units for persons and families of Moderate Income 
in a common interest development. The applicant is proposing seven (7) Extremely Low Income
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units consistent with the Base Incentive requirements, and which make the project eligible for two 
Additional Incentives.

Tier 2 Base Incentives:

a. Density. Increase the maximum allowable number of dwelling units permitted by up to 60 
percent. The [Q]R4-1XL Zone allows for a maximum residential density of one dwelling 
unit per 400 square feet of lot area. For the purpose of calculating density, the property 
has a total lot area of 18,922 square feet. The Los Angeles Municipal Code allows 47 units 
by right (18,922 / 400 = 47.3), however, the TOC Guidelines round base density up to the 
next whole number, 48. The maximum allowed density for the subject site under the Tier 
2 Density Incentive would be 77 dwelling units. The project is proposing 77 dwelling units.

b. Floor Area Ratio. Percentage increase of up to 45 percent.In the R4 Zone in Height 
District 1XL, the Los Angeles Municipal Code provides for a maximum FAR of 3:1. Los 
Angeles Municipal Code Section 12.03 states, "Buildable Area" is, "all that portion of a lot 
located within the proper zone for the proposed main building, excluding those portions of 
the lot which must be reserved for yard spaces, building line setback space, or which may 
only be used for accessory buildings or uses." The buildable area for the subject site is 
13,725 square feet for a by-right floor area 41,175 square feet. The Tier 2 FAR Incentive 
allows for a maximum FAR percentage increase up to 45%, for a maximum floor area of 
approximately 59,699 square feet. The project is proposing 49,948 square feet, which is 
consistent with the TOC requirements.

c. Residential Parking. Parking for all residential units in an Eligible Housing Development 
for a Tier 2 project shall not be required to exceed one-half space per bedroom. The 
project is required to provide 43 parking spaces under the TOC incentive and is providing 
43 spaces, consistent with the requirements of the Los Angeles Municipal Code 12.22- 
A.31.

Tier 2 Additional Incentives:

Yard/Setback. In Tier 2 areas, the TOC incentive for projects located on a corner lot 
allows for the front yard setback to be in alignment with the fa?ade of the adjoining building 
along the same front lot line. The adjacent property, located at 1616 East Venice 
Boulevard, provides a 5-foot front yard setback. The project is providing a 5-foot front yard, 
consistent with the TOC Yard Reduction Incentive.

a.

Height Incentives. The TOC Height Incentive allows an additional 11 feet in height, over 
the base height, for a Tier 2 project. The additional 11 feet would allow the subject site a 
maximum height of 41 feet. The project is proposing 41 feet, which is consistent with the 
TOC requirements.

b.

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

Otherwise
Allowed/Required

TOC GuidelinesIncentive Proposed

Density
FAR

47 units 77 units 77 units
3:1 4.35:1 3.64:1

Parking Spaces 
Front Yard/Setback

117 spaces 
15-feet

43 spaces 
5-feet

43 spaces 
5-feet

Height 30-feet 41-feet 41-feet
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Urban Design Studio

The Proposed Project was reviewed by the Department of City Planning, Urban Design Studio 
(UDS) on August 12, 2020. The resulting comments and suggestions focus primarily on the 
pedestrian experience, 360-degree design, and climate adaptive design. The following includes 
a discussion of UDS comments and suggestions.

Pedestrian First:
• Appreciate that project is not parked over minimum required and that all spaces are fully 

subterranean

• Location of bike parking and work area is in farthest corner of garage from elevators, under 
ramp and without opportunity to access natural ventilation or light

• Pedestrian entry could use more emphasis and lobby is not particularly generous for a 
development of this scale

360° Design:
Renderings/colored elevations are more convincing than line drawings but building seems 
bland over all; at least all sides are equally uninteresting

Consider adding a variety of materials than just different colors of paint on stucco or other 
method

Climate-Adapted:
• Area on roof for future solar must be indicated, per 2019 CalGreen/Title 24 requirements

• Sizing courtyard at minimum 15’ width may be a less than pleasant space, together with 
the interior units that, despite balconies, may not have optimal access to daylight and 
natural cross-ventilation

• Consider reducing size of a unit facing Glencoe on one or more levels, to provide 
additional connection with outdoors and increase cross-ventilation beyond open elevator 
lobbies; these smaller, more ‘local’ common open spaces might be more attractive to use 
than those on roof

• Be aware that 2019 CBC now provides an exception, allowing A-occupancies above 
residential in fully-sprinklered buildings, meaning that roof gardens no longer are limited 
to 750 sq. ft. max.

• Unclear as to which of those species listed are to be considered as the 20 required trees

APPEAL ANALYSIS

Two (2) appeals were filed in a timely manner within the appeal period ending on May 5, 2020 by 
abutting property owners:

• Appellant A. - Kate Scanlon-Double, on behalf of Mickey Ramos and 35 Additional Persons
• Appellant B. - Allen Sarlo

The following is a summary of the appeal points (provided in Exhibit A) and staff’s response. 
Appeal points are organized by appeal point topic (1, 2, 3, etc) and then by appellant (A, B, C). 
Similar appeal points are grouped for staff response.
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Appeal Point 1-A:

The TOC Guidelines contain requirements not authorized by Measure JJJ. The project violates 
Measure JJJ by utilizing the Tiers for determining the base incentives and by granting Additional 
Incentives not authorized by Measure JJJ, including a significant transitional height incentive. 
Nowhere does Measure JJJ authorize Additional Incentives for reduced setback.

Staff Response:

The applicant contends the TOC Tiers and the Additional Incentives violate City Charter Section 
464(a), because as substantive deviations from a ballot measure, Measure JJJ, they require voter 
approval as per Section 5.A. and City Charter Section 464(a).

Voter approved Measure JJJ was officially adopted by the Los Angeles City Council as Ordinance 
No. 184,745 on December 13, 2016. Measure JJJ included the Transit Oriented Communities 
(TOC) Affordable Housing Incentive Program which is now codified at Los Angeles Municipal 
Code (LAMC) Section 12.22 A.31. LAMC 12.22.A.31(b) & (c) establishes the process for the 
preparation and adoption of the TOC Incentive Guidelines. Subsection (b) directs Director of 
Planning to prepare the TOC Affordable Housing Incentive Program Guidelines (TOC Guidelines). 
After the Director of Planning prepares the TOC Guidelines, subsection (c) requires that they be 
presented to the City Planning Commission for a recommendation to either adopt or reject them. 
After receiving the City Planning Commission’s recommendation, the Director of Planning then 
either adopts or rejects the draft TOC Guidelines. Following this process, the Director of Planning 
prepared the TOC Guidelines and then presented them to the City Planning Commission at its 
regularly scheduled meeting on May 25, 2017. Upon consideration of the TOC Guidelines the 
City Planning Commission recommended their adoption on May 25, 2017. Thereafter, the Director 
of Planning adopted them and published them on September 22, 2017. The TOC Program 
became effective on September 22, 2017 and was subsequently revised February 26, 2018. The 
process followed for the adoption of the TOC Guidelines is documented in Department of City 
Planning Case File DIR-2017-1914-MSC. Measure JJJ did not include any requirement that the 
City Council adopt the TOC Guidelines. That function was expressly delegated to the Director of 
Planning, after receiving a recommendation from the City Planning Commission.

The Department of City Planning structured the Guidelines to provide levels of incentives linked 
to the quality and proximity of a transit stop. This strategy results in a system that provides 
different levels of development for a project located a half-mile from a regular bus lines than for 
one located adjacent to a Metro Rail Station. To reflect these important distinctions a Tier-based 
system classifies eligible areas into TOC Tiers depending on the project’s distance from different 
types of transit service. All incentives and tiers are in proportion to the affordable housing 
requirements outlined in JJJ and the development incentives in the City’s current Density Bonus 
program. The specific incentives offered through the program are determined by the TOC 
Guidelines and are consistent with the provisions of Measure JJJ, including up to either two or 
three Additional Incentives, depending on the percent of affordable housing provided.

Appeal Point 2-A:

The Decision Maker errs in neglecting to make a finding that an affordable housing assessment 
and the monitoring program have been accomplished.

Staff Response:

The applicant contends that Measure JJJ Section 4 mandates that prior to making a material 
change in land use in a community plan area, the Planning Department must first conduct a 
comprehensive assessment of the impact of the change on affordable housing. In addition,
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Section 4.A. requires monitoring the inventory of affordable housing with recorded covenants, and 
an ordinance or law that restricts rents to affordable levels.

Section 4 of Measure JJJ established the following in LAMC Section 11.5.8:

SEC. 11.5.8. GENERAL PLAN REVIEW.

A. Planning Areas. The City is hereby divided into 37 planning areas. Each planning 
area constitutes an area for which either a community plan, a district plan, or other portion 
of the Land Use Element of the General Plan has been adopted by the City. The 
boundaries of each planning area shall be those of the applicable adopted community or 
district plan, or other portion of the Land Use Element of the General Plan as they existed 
on enactment of this section. These boundaries may be only changed by amendment to 
the General Plan pursuant to the procedures set forth in Section 11.5.6 of this Code. No 
amendment to a plan for any of the 37 planning areas, including reduction in the number 
of such areas, changes in their respective boundaries, land uses permitted within or at 
any particular location in any such area, or any other material change, may be made until 
the completion of a comprehensive assessment of such proposed changes by the 
Planning Department to ensure that such changes do not:

1. Reduce the capacity for creation and preservation of affordable housing and access to 
local jobs; or

2. Undermine California Government Code Section 65915 or any other affordable housing 
incentive program; and

The changes must include a program to create and monitor an inventory of units within 
the Community Plan Area that are: subject to a recorded covenant, ordinance or law that 
restricts rents to levels affordable to persons and families of Lower or Very Low-Income; 
subject to the City Rent Stabilization Ordinance; and/or occupied by Lower-Income or Very 
Low-Income households.

The requirement for a comprehensive assessment and monitoring is limited to the amendment to 
a plan for any of the 37 planning areas, including reduction in the number of such areas, changes 
in their respective boundaries, land uses permitted within or at any particular location in any such 
area, or any other material change. The subject project does not propose a land use designation 
change nor an update to the Community Plan Area, and is therefore not subject to this provision. 
Therefore, the Director did not err or abuse in its discretion in approving the project.

Appeal Point 3-A:

The project fails to meet the criteria for Tier 2 TOC incentives.

Staff Response:

The applicant contends the decision maker erred in finding that the project qualifies for Tier 2 
TOC incentives.

The TOC Guidelines provide the following:

III. TOC AFFORDABLE HOUSING INCENTIVE AREA

1. Each one-half mile radius (2,640 feet) around a Major Transit Stop, as defined in 
subdivision (b) of Section 21155 of the California Public Resources Code, and provided in
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Section II of these Guidelines, shall constitute a unique TOC Affordable Housing Incentive 
Area.

2. Each lot in a TOC Affordable Housing Incentive Area shall be determined to be in a 
specific Tier (1-4) based on the shortest distance between any point on the lot and a 
qualified Major Transit Stop, as shown in Chart 1 and Map 1 below. The applicant shall be 
responsible for providing documentation showing that the location qualifies as a Major 
Transit Stop and for providing a radius map showing the distance to the Major Transit 
Stop. Establishment of the appropriate Tier shall take place at the time an application is 
accepted and the Tier is verified by the City.

Chart 1. TOC Affordable Housing Incentive Area Tiers

Type of Major 
Transit Stop

Tier 1 
(Low)

Tier 2 
(Medium)

Tier 3 
(High)

Tier 4 
(Regional)

Distance to Major Transit Stop

Two Regular Buses
(intersection of 2 non 
Rapid Bus* lines, 
each w/ at least 15 
min. average peak 
headways)

750 - 2640 ft. < 750 ft.

Regular plus Rapid 
Bus*
(intersection of a 
Regular Bus and 
Rapid Bus line)

1500-2640 ft. 750- 
<1500 ft

< 750 ft.

Two Rapid Buses*
(intersection of two 
Rapid Bus lines)

1500-2640 < 1500 ft.
ft

Metrolink Rail 
Stations

1500-2640 ft. 750- 
<1500 ft

< 750 ft.

Metro Rail Stations < 2640 ft. < 750 ft. from 
intersection with 

another rail line or 
a Rapid Bus*

In accordance with the TOC Guidelines, the subject property was first determined to be located 
within a TOC Affordable Housing Incentive Area. The subject property is located within 2,640 feet 
from the intersection of a Regular plus Rapid Bus. The Santa Monica Rapid Bus line 3 has a 
service interval of approximately 13.12 minutes and regular Metro Bus line 33 has a service 
interval of approximately 12.7 minutes, as identified in the Affordable Housing Referral Form 
dated August 8, 2019. Since the Santa Monica Rapid Bus line 3 and the regular Metro Bus line 
33 have service intervals of less than 15 minutes, their intersection qualifies as a Major Transit 
Stop, and subsequently establish a TOC Affordable Housing Incentive Area. The TOC Guidelines 
do not require 15-miunute intervals of two rapid buses in order for a Major Transit Stop be 
established. Therefore, the subject property is located within a TOC Affordable Housing Incentive 
Area and may qualify for TOC Incentives.

As specified in the TOC Guidelines, the subject property was determined to be in a specific Tier 
(1-4) based on the shortest distance between any point on the lot and a qualified Major Transit 
Stop, as shown in Chart 1. The subject site is within 2,640 feet from the intersection of two Rapid
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buses: Metro Rapid Line 733 and Santa Monica Rapid Line 3. Therefore, the subject site is eligible 
for TOC Tier 2 Incentives. Eligible housing projects may utilize Tier 2 incentives, because of 
intersection of two rapid bus lines.

The following revision to page 8 the Letter of Determination has been provided:

The project site is located less than 1,500 2,640 feet from Venice Boulevard and Glencoe 
Avenue, the intersection of two Regular Buses, a Santa Monica Rapid Bus line 3, with a 
service interval of approximately 13.12 minutes, and regular Metro Bus line 33 and Rapid 
line 733, with a service interval of approximately 12.7 minutes. As such, the site qualifies 
as a Tier 2 is located within a TOC Affordable Housing Incentive Area.

As a Housing Development located within a TOC Affordable Housing Incentive Area, the 
project is eligible for TOC Incentives as provided in the TOC Guidelines. While the Housing 
Development qualifies for TOC Tier 1 Incentives due to the intersection of two Regular 
Buses, the Housing Development is further eligible for Tier 2 Incentives. The subject site 
is eligible for TOC Tier 2 Incentives due to its proximity to the intersection of two Rapid 
Bus lines. Specifically, the site is within 2,640 feet from the intersection of Metro Rapid 
Line 733 and Santa Monica Rapid Line 3. Therefore, the Project qualifies for Tier 2 TOC 
Incentives as provided in the TOC Guidelines.

Therefore, the Director did not err or abuse in its discretion in approving the project.

Appeal Point 4-A:

According to the Decision Maker [a 15-foot setback] would eliminate 16-units, and without the 
yard incentive, the residential floor area “reserved for Extremely Low Households" might also be 
reduced. We challenge the Decision Maker’s conclusion that the number of units would decrease 
by 16. The fact is that 5,000 sf divided by 16 yields an average unit size of less than 313 sf, 
considerably smaller than any of the apartments proposed in the plans. The alleged loss of 16 
units is clearly an exaggeration. Moreover, the loss of 16 units would not affect the residential 
floor area of the Affordable Units. Only reducing the floor area of the market-rate units would affect 
the size of the ELI units.

The Decision Maker errs when he ties the height incentive and the resulting increase in square 
footage to the number of Affordable Units.

Staff Response:

The appellant contends that the reduced front yard is inconsistent with existing front yard setbacks 
and is not required to avoid the loss of affordable units. The appellant further contends that the 
number of Extremely Low Income units is not dependent on the additional level made possible by 
the Height Incentive.

As provided in the Director’s Determination (Exhibit C) and Project Background above, the project 
site is located in the Venice Community Plan, which designates the site for High Medium 
Residential land uses with a zoning designation of [Q]R4-1XL with Height District No. 1XL. The 
site’s zoning would allow a base density of 47 dwelling units, building height of 30 feet, with a 
maximum 3:1 FAR by-right. The site’s zoning would also require a front yard setback of 15 feet 
for the R4 Zone by LAMC Section 12.11 C.1.

Pursuant to the TOC Guidelines, the project is eligible for, and has been granted two Tier 2 
Additional Incentives to construct the proposed project. In Tier 2 areas, the TOC incentive for 
projects located on a corner lot allows for the front yard setback to be in alignment with the fa?ade
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of the adjoining building along the same front lot line. The adjacent property, located at 1616 East 
Venice Boulevard, provides a 5-foot front yard setback. The project is providing a 5-foot front yard, 
consistent with the TOC Yard Reduction Incentive.

Additionally, the Tier 2 TOC Height Incentive allows an additional 11 feet in height over the base 
height. The site’s zoning would allow building height of 30 feet. The 11-foot increase would allow 
the subject site a maximum height of 41 feet. The project is proposing 41 feet, which is consistent 
with the TOC requirements.

Under the Transit Oriented Communities (TOC) Affordable Housing Incentive Program, LAMC 
Section 12.22 A.31, and the findings required therein, the Director must approve a transit oriented 
communities review with additional requested incentives unless the Director makes a finding 
based on substantial evidence that the incentives do not result in identifiable and actual cost 
reductions to provide for affordable housing costs. The record does not contain substantial 
evidence that would allow the Director to deny the incentive by making a finding that the requested 
incentives do not 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.

The list of incentives in TOC Guidelines were pre-evaluated at the time the TOC Affordable 
Housing Incentive Program Ordinance was adopted to include types of relief that minimize 
restrictions on the size of the project. As such, the Director will always arrive at the conclusion 
that the on-menu incentives are required to provide for affordable housing costs because the 
incentives by their nature increase the scale of the project. The requested incentives, an increase 
of residential density, an increase in FAR, a decrease in required residential parking, a decrease 
in the front yard setback, and an increase in building height, are expressed in the TOC On-Menu 
Additional Incentives and, as such, permit exceptions to zoning requirements that result in building 
design or construction efficiencies that provide for affordable housing costs. The requested 
incentives allow the developer to expand the building envelope so the additional units can be 
constructed and the overall space dedicated to residential uses is increased. These incentives 
support the applicant’s decision to set aside 7 Extremely Low Income dwelling units for 55 years.

Therefore, the Director did not err or abuse in its discretion in approving the project.

Appeal Point 5-A:

The decision maker erred and abused its discretion in determining a categorical exemption for 
this project.

Staff Response:

Project Description

The appellant contends the Decision Maker in describing the proposed project as three-story; it 
is a four-story residential building.

Finding No. 3 (Environmental Review Findings) contains a typographic error in describing the 
project as a three-story multi-family structure. The project is correctly described as a four-story 
multi-family structure in the rest of the Director’s Determination. The determination of Categorical 
Exemption still applies and the Director did not err or abuse in its discretion in approving the 
project.
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Exceptions

The appellant contends there are cumulative impacts of related projects (1015 Venice Blvd., 
1808-1816 Lincoln Blvd., 2467 S. Lincoln Blvd., 1503 Venice Blvd., 2422 S. Lincoln Blvd.)

There is not a succession of known projects of the same type and in the same place as the subject 
project. A 1,000 square foot radius search was conducted on the subject site and there are no 
proposed Transit Oriented Communities projects within the radius search. As mentioned, the 
project proposes a 77 unit, maximum 41 feet-tall, four-story multi-family structure with 49,948 
square feet of floor area and one level of subterranean parking in an area zoned and designated 
for such development. Properties in the vicinity are developed with multi-family residential 
buildings and single-family homes and the subject site is of a similar size and slope to nearby 
properties. The project is subject to citywide Regulatory Compliance Measures. Therefore, in 
compliance with other applicable regulations, no foreseeable cumulative impacts are expected.

Traffic Analysis

The appellant contends the vehicle trips generated for the proposed project is an error. Using the 
DOT algorithm, we extrapolated the car trips generated from the currently approved 202 New 
Dwelling Units are estimated at about 900 daily.

As stated in the Director’s Determination, a traffic study dated September 3, 2019 was prepared 
by Overland Traffic Consultants. The project trip rates used in the assessment were based on the 
those provided by the Institute of Transportation Engineers (ITE) and LADOT. LADOT issued a 
Traffic Assessment, dated February 4, 2020, indicating that the analysis conducted adequately 
describes the project-related impact of the proposed development and that the project would 
generate a net increase of 341 trips. The Traffic Assessment concluded that the project would not 
create a significant transportation impact.

Additionally, as stated in the Director’s Determination and in Staff Response No 2, thus is eligible 
for Tier 2 incentives precisely because it is within close proximity to alternative modes of travel, 
therefore it is more likely that residents of the project will use alternative modes of travel, other 
than cars. No further evidence, data or analysis, was provided by the appellant to further support 
their claim or explain how the decision-maker erred.

Appeal Point 6-A:

The Intersection of Venice and Lincoln Boulevards is no longer an eligible Major Transit Stop.

Staff Response:

The applicant states that as of August 2019, Santa Monica Big Blue Bus Line 3 has reduced 
service and no longer meets the requirements set by the SCAG methodology (TOC Guidelines 
Appendix A) and thereby makes the intersection ineligible.

The Affordable Housing Referral Form dated August 8, 2019, was issued prior to the change of 
service for the Santa Monica Big Blue Bus Line 3. The application was subsequently filed on 
August 19, 2019. As discussed in Staff Response to Appeal Point 3-A, the subject property was 
determined to be within 2,640 feet from the intersection of two Rapid buses: Metro Rapid Line 
733 and Santa Monica Rapid Line 3. Therefore, the subject site is eligible for TOC Tier 2 
Incentives.
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Appeal Point 7-A:

The decision maker ignores the issue of parking impacts in his Determination Letter.

Appeal Point 7-B:

The Project provides insufficient parking to meet parking demand.

Staff Response:

Pursuant to LAMC Section 12.21-A,4 and the established [Q] Qualified Permanent Conditions of 
Approval (Ordinance No. 169,327), the proposed 77 unit residential building would be required to 
provide a total of 156 residential parking spaces (117 residential parking spaces and 39 guest 
parking spaces). As an Eligible Housing Development in Tier 2, the project is entitled to provide 
% parking space per bedroom, or 43 parking spaces. Therefore, the project shall not be required 
to provide more than % parking space per bedroom. As proposed, the project is providing 43 
parking spaces. In addition, the project is providing 72 long-term bicycle spaces and 10 short
term bicycle spaces and is situated near the Metro Bus Line 33 and Rapid Line 733 and Santa 
Monica Rapid Line 3, which encourage alternative modes of transportation and potentially 
reduces the demand for automobile parking. Therefore, the project is not required to provide 
additional on-site parking beyond code requirements. Furthermore, with regard to the 
environmental analysis performed pursuant to CEQA, the adequacy of parking for a project, in 
and of itself, is not an environmental impact. (See Public Resource Code, section 21099(b)(3).)

Appeal Point 8-A:

There are underlying procedural problems with the PAR.

Staff Response:

The appellant contends the related PAR (pre-application review) process does not provide 
notification, nor does it afford the public the opportunity to appeal its conclusions. The pre
application review serves as a referral to the Department of City Planning Development Services 
Center for case filing purposes and as a referral to other City agency for project status and 
entitlement needs purposes.

Pursuant to LAMC Section 12.22-A,25(g), upon making a decision, the Director shall transmit the 
determination to the applicant and to all owners of properties abutting, across the street or alley 
from, or having common corner with the subject property, and to the local Certified Neighborhood 
Council. Abutting and adjacent were notified and provided the opportunity to appeal the Transit 
Oriented Communities Determination. Further, the appellant does not cite substantial evidence to 
make the claim that there are procedural problems with the PAR. Therefore, the right to appeal 
this project was not comprised.

Appeal Point 9-A:

The appeal instructions are misleading and due process rights are violated.

Staff Response:

The appellant contends the instructions refer to Density Bonus Compliance Review Determination 
and not Transit Oriented Affordable Housing Incentive Program Compliance Review.
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Pursuant to the TOC Guidelines, applications for TOC Incentives shall follow the density bonus 
procedures outlined in LAMC 12.22 A.25(g). As such, upon making a decision, the Director shall 
transmit the determination to the applicant and to all owners of properties abutting, across the 
street or alley from, or having common corner with the subject property, and to the local Certified 
Neighborhood Council. The right to appeal this project was not compromised, and therefore the 
Director did not err or abuse in its discretion.

CONCLUSION

In consideration of the foregoing, it is submitted that the Director of Planning acted reasonably in 
approving Case No. DIR-2019-4920-TOC. Upon in-depth review and analysis of the issues raised 
by the appellants for the proposed project at 1600 East Venice Boulevard, no errors or abuse of 
discretion by the Director of Planning or his/her designees were found in regards to the appeal 
points raised. For the reasons stated herein, and as provided in the Findings in the Director’s 
Determination, the proposed project does comply with the applicable provisions of the Transit 
Oriented Communities Affordable Housing Incentive Program, the Los Angeles Municipal Code, 
and the California Environmental Quality Act. Based upon the above, the Department of City 
Planning recommends to the City Planning Commission that the appeals be denied and the 
decision of the Director of Planning be sustained.
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Related Code Section: Refer to the City Planning case determination to identify the Zone Code section for the entitlement 
and the appeal procedure.

1 I [f'i i ■-

Purpose: This application is for the appeal of Department of City Planning determinations authorized by the Los Angeles 
Municipal Code (LAMC).

A. APPELLATE BODY/CASE INFORMATION

1. APPELLATE BODY

□ Area Planning Commission 0 City Planning Commission
□ Zoning Administrator

□ Director of Planning□ City Council

Regarding Case Number: DIR-2019-4920-TQC; ENV-2019-4921-CE; PAR-2019-3781-TQC

Project Address: 1600-1614 E. Venice Blvd., Venice, CA 90291______________________

Final Date to Appeal: 05/05/2020_______________________________________________

2. APPELLANT

□ Representative
□ Applicant

□ Property Owner
□ Operator of the Use/Site

Appellant Identity:
(check all that apply)

0 Person, other than the Applicant, Owner or Operator claiming to be aggrieved 
Mickey Ramos______________________________________________________

□ Person affected by the determination made by the Department of Building and Safety
□ Owner
□ Operator

□ Aggrieved Party□ Representative
□ Applicant

3. APPELLANT INFORMATION

Appellant’s Name: Mickey Ramos

Company/Organization: __________

Mailing Address: 2407 Glencoe Ave.

City: Venice___________________

Telephone: 3108500077_________

State: Ca Zip: 90291

E-mail: EVNA.Venice@grnail.com

a. Is the appeal being filed on your behalf or on behalf of another party, organization or company?

0 Self □ Other:

□ Yes 0 Nob. Is the appeal being filed to support the original applicant’s position?

CP-7769 Appeal Application Form (1/30/2020) Page 1 of 4
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4. REPRESENTATIVE/AGENT INFORMATION

Representative/Agent name (if applicable): Kate Scanlon-Double

Company: ____________________

Mailing Address: 1832 Penmar Ave.

City: Venice__________

Telephone: 3103846277

State: Ca , Zip: 90291

E-mail: EVNA.Venice@gmail.com

5. JUSTIFICATION/REASON FOR APPEAL

0 Entire 0 Parta. Is the entire decision, or only parts of it being appealed?

□ Yes H Nob. Are specific conditions of approval being appealed?

If Yes, list the condition number(s) here: ___________

Attach a separate sheet providing your reasons for the appeal. Your reason must state:

□ The reason for the appeal

□ Specifically the points at issue

□ How you are aggrieved by the decision

□ Why you believe the decision-maker erred or abused their discretion

6. APPLICANT’S AFFIDAVIT
I certify that the statements contained in this application are complete and true: 

Appellant Signature: Date; May 4, 2020
Mickey {May 4,2020}

GENERAL APPEAL FILING REQUIREMENTS

B. ALL CASES REQUIRE THE FOLLOWING ITEMS SEE THE ADDITIONAL INSTRUCTIONS FOR SPECIFIC CASE TYPES

1. Appeal Documents

a. Three (3) sets - The following documents are required for each appeal filed (1 original and 2 duplicates)
Each case being appealed is required to provide three (3) sets of the listed documents.

0 Appeal Application (form CP-7769)
0 Justification/Reason for Appeal
0 Copies of Original Determination Letter

b. Electronic Copy
0 Provide an electronic copy of your appeal documents on a flash drive (planning staff will upload materials 

during filing and return the flash drive to you) or a CD (which will remain in the file). The following items must 
be saved as individual PDFs and labeled accordingly (e.g. "Appeal Form.pdf, “Justification/Reason 
Statement.pdf, or “Original Determination Letter.pdf etc.). No file should exceed 9.8 MB in size.

c. Appeal Fee
□ Original Applicant - A fee equal to 85% of the original application fee, provide a copy of the original application 

receipt(s) to calculate the fee per LAMC Section 19.01B 1.
0 Aggrieved Party - The fee charged shall be in accordance with the LAMC Section 19.01 B 1.

d. Notice Requirement
□ Mailing List - All appeals require noticing per the applicable LAMC section(s). Original Applicants must provide 

noticing per the LAMC
□ Mailing Fee - The appeal notice mailing fee is paid by the project applicant, payment is made to the City 

Planning's mailing contractor (BTC), a copy of the receipt must be submitted as proof of payment.
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SPECIFIC CASE TYPES - APPEAL FILING INFORMATION

C. DENSITY BONUS / TRANSIT ORIENTED COMMUNITES (TOC)

1. Density Bonus/TOC
Appeal procedures for Density Bonus/TOC per LAMC Section 12.22.A 25 (g) f.

NOTE:
- Density Bonus/TOC cases, only the on menu or additional incentives items can be appealed.

- Appeals of Density Bonus/TOC cases can only be filed by adjacent owners or tenants (must have documentation), 
and always only appealable to the Citywide Planning Commission.

El Provide documentation to confirm adjacent owner or tenant status, i.e., a lease agreement, rent receipt, utility 
bill, property tax bill, ZIMAS, drivers license, bill statement etc.

D. WAIVER OF DEDICATION AND OR IMPROVEMENT
Appeal procedure for Waiver of Dedication or Improvement per LAMC Section 12.37 I.

NOTE:
- Waivers for By-Right Projects, can only be appealed by the owner.

- When a Waiver is on appeal and is part of a master land use application request or subdivider’s statement for a 
project, the applicant may appeal pursuant to the procedures that governs the entitlement.

E. TENTATIVE TRACT/VESTING

1. Tentative Tract/Vesting - Appeal procedure for Tentative Tract / Vesting application per LAMC Section 17.54 A.

NOTE: Appeals to the City Council from a determination on a Tentative Tract (TT or VTT) by the Area or City 
Planning Commission must be filed within 10 days of the date of the written determination of said Commission.

□ Provide a copy of the written determination letter from Commission.

F. BUILDING AND SAFETY DETERMINATION

□ 1. Appeal of the Department of Building and Safety determination, per LAMC 12.26 K 1, an appellant is considered the 
Original Applicant and must provide noticing and pay mailing fees.

a. Appeal Fee
□ Original Applicant - The fee charged shall be in accordance with LAMC Section 19.01B 2, as stated in the 

Building and Safety determination letter, plus all surcharges, (the fee specified in Table 4-A, Section 98.0403,2 of the 
City of Los Angeles Building Code)

b. Notice Requirement
□ Mailing Fee - The applicant must pay mailing fees to City Planning's mailing contractor (BTC) and submit a 

copy of receipt as proof of payment.

□ 2. Appeal of the Director of City Planning determination per LAMC Section 12.26 K 6, an applicant or any other aggrieved 
person may file an appeal, and is appealable to the Area Planning Commission or Citywide Planning Commission as 
noted in the determination.

a. Appeal Fee
□ Original Applicant - The fee charged shall be in accordance with the LAMC Section 19.01 B 1 a.

b. Notice Requirement
□ Mailing List - The appeal notification requirements per LAMC Section 12.26 K 7 apply.
□ Mailing Fees - The appeal notice mailing fee is made to City Planning's mailing contractor (BTC), a copy of 

receipt must be submitted as proof of payment.
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G. NUISANCE ABATEMENT

1. Nuisance Abatement - Appeal procedure for Nuisance Abatement per LAMC Section 12.27.1 C 4

NOTE:
- Nuisance Abatement is only appealable to the City Council.

a. Appeal Fee
□ Aggrieved Party the fee charged shall be in accordance with the LAMC Section 19.01 B 1.

2. Plan Approval/Compliance Review
Appeal procedure for Nuisance Abatement Plan Approval/Compliance Review per LAMC Section 12.27.1 C 4.

a. Appeal Fee
□ Compliance Review - The fee charged shall be in accordance with the LAMC Section 19.01 B.
□ Modification - The fee shall be in accordance with the LAMC Section 19.01 B.

NOTES

A Certified Neighborhood Council (CNC) or a person identified as a member of a CNC or as representing the CNC 
may not file an appeal on behalf of the Neighborhood Council; persons affiliated with a CNC may only file as an 
individual on behalf of self.

Please note that the appellate body must act on your appeal within a time period specified in the Section(s) of the 
Los Angeles Municipal Code (LAMC) pertaining to the type of appeal being filed. The Department of City Planning 
will make its best efforts to have appeals scheduled prior to the appellate body's last day to act in order to provide 
due process to the appellant. If the appellate body is unable to come to a consensus oris unable to hear and consider 
the appeal prior to the last day to act, the appeal is automatically deemed denied, and the original decision will stand. 
The last day to act as defined in the LAMC may only be extended if formally agreed upon by the applicant.

This Section for City Planning Staff Use Only
Base Fee: Reviewed & Accepted by (DSC Planner): Date:

Receipt No: Deemed Complete by (Project Planner): Date:

□ Determination authority notified □ Original receipt and BTC receipt (if original applicant)
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Case # DIR-2019-4920-TOC List of Appellants

April 30, 2020
APPEAL OF DIR-2019-4920-TOC, ENV-2019-4921-CE and PAR-2019-3781-TOC 
1600-1614 EAST VENICE BLVD, VENICE CA 90291

LIST OF ADDITIONAL APPELLANTS:

1.
Appellant’ Name: RONALD DOUGLAS
Company/Organization
Mailing Address: 1616 Venice Blvd #101
City: Venice
State: CA
Zip: 90291
Telephone: (818) 517-8237 + (818) 606-1565
E-mail: rnelsondouglas@gmail.com + dana@danamdouglaslaw.com

c____

2,
Appellant’ Name: ERICA LYSE MOORE
Company/Organization: Bonne Bouffe Catering & Events
Mailing Address: 1521 Venice Blvd
City: Venice
State: CA^ ")
Zip: 902^11 ( J
Telepl
E-malf bbpatertfad@earthlink.net

^aiO) 629-7423

■i.

Ap^^lant’ Name: RUSSEL EPHRAII
Comp^/Organization S
Mailing AcTCN^ss: Beethoven A^nue 
City: Mar Vist^^^
State: CA 
Zip: 90066
Telephone: (84^328-470?^^ 
E-mail: rephiffirrK50@yahoo.com^

\too:

i/l 2.

mailto:rnelsondouglas@gmail.com
mailto:dana@danamdouglaslaw.com
mailto:bbpatertfad@earthlink.net
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4,
Appellant’ Name: PATRICK HOUSTOUN
Company/Organization
Mailing Address: Appleton Avenue
City: Venice
State: CA
Zip: 90291
Telephone: (310) 402-9952 
E-mail: phoustoun@yahQo.com

SL
Appellant’ Name: RENEE & DAVID RAYMOND
Company/Organization
Mailing Address: 1035 Marco Place
City: Venice
State: CA
Zip: 90291
Telephone: (310) 497-8266 
E-mail: Mkiss.@£Mhlink,iiel

&
Appellant’ Name: VIRAG VIDA
Company/Organization
Mailing Address: 1620 Venice Blvd #304
City: Venice
State: CA
Zip: 90291
Telephone: (310) 437-3021 
E-mail: viragvida@gmail.com

f

-_/ fv's/'—

J

2/tZ

mailto:phoustoun@yahQo.com
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Zx
Appellant’ Name: WILLIAM WOOD 
Company/Organization 
Mailing Address: 2001 Penmar Avenue #3 
City: Venice 
State: CA 
Zip: 90291 
Telephone: (213) 2i 
E-mail: wwoodjate^

'0
lit

&
Appellant' Name: DAVID & LISETTE PIDGEON
Company/Organization
Mailing Address: 2470 Penmar Avenue
City: Venice
State: CA
Zip: 90291
Telephone: (206) 962-9111 
E-mail:

&
Appellant’ Name: LAWRENCE SZABO
Company/Organization
Mailing Address: 1245 Palms Blvd
City: Vepic^x
State:/CA
Zip: 90291
Telephone: (31 p) 663-4269 
E-mail: io.lAwrence@gmail.com

V iz

mailto:io.lAwrence@gmail.com
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Appellant’ Name: MICHAEL ‘MIKE’ GANTZ 
Company/Organization 
Mailing Address: 2411 Glencoe Avenue 
City: Venice 
State: CA 
Zip: 90291
Telephone: (323) &3-2079 
E-mkil\qantzMTiike ahoo.ftom

1L
Appellant’ Name: GREG NAHABEDIAN
Company/Organization
Mailing Address: 1506 Venice Blvd #305
City: Venice
State: CA
Zip: 90291
Telephone: (818) 613-0593 
E-mail: shaggyone6QQ@gmail.com

1Z
Appellant’ Name: KATIE LENEGHAN
Company/Organization
Mailing Address: 1520 Venice Blvd #4
City: Venice
State: CA
Zip: 90291
Telephone: (904) 400-2751 
E-mail: ki.leneg.han jl.cpjn

i/tz
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13,
Appellant’ Name: LAITISHA JONES
Company/Organization
Mailing Address: 1520 Venice Blvd #1
City: Venice
State: CA
Zip: 90291
Telephone: (406) 599-8589 
E-mail: latisha.raej@gmail.com

14.

Appellant’ Name: KRISTOPHER VALENTINE
Company/Organization
Mailing Address: 1520 Venice Blvd #2
City: Venice
State: CA
Zip: 90291
Telephone: (805) 341-4577 
E-mail: kristQptierYalentine.@gmail.CQm

15,
Appellant’ Name: SARAH JEAN MARK
Company/Organization
Mailing Address: 1520 Venice Blvd #3
City: Venice
State: CA
Zip: 90291
Telephone: (339) 832-0329 
E-mail: sarahjeanmark@gmail.com

5/(2.
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Appellant’ Name: MEGHAN HAYDEN
Company/Organization
Mailing Address: 1520 Venice Blvd #4
City: Venice
State: CA
Zip: 90291
Telephone: (772) 486-8361 
E-mail: rneghanlhayden@gmail.com

7

lZi
Appellant' Name: AMBER JONES
Company/Organization
Mailing Address: 1520 Venice Blvd #1
City: Venice
State: CA
Zip: 90291
Telephone: (406) 599-8587 
E-mail: ajonesmicQle.@gm£&eQri)

Appellant’ Name: SIERRA BARTER
Company/Organization
Mailing Address: 1520 Venice Blvd #6
City: Venice
State: CA
Zip: 90291 .
Telephone: (530) 448-3397 
E-mail: sierrakbaiter@gmail.CQm

e/tz
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1£
Appellant’ Name: PHILIPPE GAUDARD
Company/Organization
Mailing Address: 1520 Venice Blvd #6
City: Venice
State: CA
Zip: 90291
Telephone: (949) 444-1116 
E-mail: phgauc|ard@gmail.com

A-

20,
Appellant’ Name: LYNDSEY OWSLEY
Company/Organization
Mailing Address: 1520 Venice Blvd #1
City: Venice
State: CA
Zip: 90291
Telephone: (406) 599-4284 
E-mail: lyowsley@gmail.com

2L
Appellant’ Name: DAVID S. EWING
Company/Organization
Mailing Address: 1234 Preston Way
City: Venice
State: CA
Zip: 90291
Telephone: (310) 339-0848 
E-mail: moreseriousbus@Qmail.com

C p
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22,
Appellant’ Name: KATE SCANLON-DOUBLE
Company/Organization
Mailing Address: 1832 Penmar Avenue
City: Venice
State: CA
Zip: 90291
Telephone: (310) 384-6277 
E-mail:

23L
Appellant’ Name: MARY ELLEN DEGNAN
Company/Organization
Mailing Address: 1520 Venice Blvd #4
City: Venice
State: CA
Zip: 90291
Telephone: (561) 251-1552 
E-mail: Maryellendegnan@gmail.com

/

J
24,

Appellant’ Name: ANAIS WADE
Company/Organization
Mailing Address: 1520 Venice Blvd #5
City: Venice
State: CA
Zip: 90291
Telephone: (904) 400-2751 
E-mail: anais.wade@gmail.com

r\
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25,
Appellant’ Name: DAX HENRY
Company/Organization
Mailing Address: 1520 Venice Blvd #5
City: Venice
State: CA
Zip: 90291
Telephone: (323) 571-7775 
E-mail: dax@anaisclax,CQm

* XT

2fL
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APPLICATIONS:

APPEAL APPLICATION

Instructions and Checklist
Related Code Section: Refer to the City Planning case determination to identify the Zone Code section for the entitlement 
and the appeal procedure.

Purpose: This application is for the appeal of Department of City Planning determinations authorized by the Los Angeles 
Municipal Code (LAMC).

A. APPELLATE BODY/CASE INFORMATION

1. APPELLATE BODY

□ Area Planning Commission
□ Zoning Administrator

fZ) City Planning Commission □ City Council □ Director of Planning

Regarding Case Number: DIR-2019-4920-TQC ; ENV-2019-4921-CE ; PAR-2019-3781-TOC

Project Address: 1600 -1614 East Venice Blvd, Venice CA 90291_______________________

Final Date to Appeal: 05/05/2020_________________________________________________

2. APPELLANT

□ Representative
□ Applicant

Appellant Identity:
(check all that apply)

□ Property Owner 
O Operator of the Use/Site

£3 Person, other than the Applicant, Owner or Operator claiming to be aggrieved

□ Person affected by the determination made by the Department of Building and Safety
□ Aggrieved PartyD Representative 

□ Applicant
□ Owner
□ Operator

3. APPELLANT INFORMATION

Appellant's Name: RUTH PONTIUS______

Company/Organization: ________________

Mailing Address: 2418 GLENCOE AVENUE

City: VENICE___________

Telephone: (310) 306-8056

State: CA Zip: 90291

E-mail: . v/enioe<£* . ccua

a. Is the appeal being filed on your behalf or on behalf of another party, organization or company?

EZl Self □ Other:

□ Yes □ Nob. Is the appeal being filed to support the original applicant's position?

CP-7769 Appeal Application Form (1/30/2020) Page 1 of 4



4. REPRESENTATIVE/AGENT INFORMATION

SCAVJUO^-/ - rOUtSLfcRepresentative/Agent name (if applicable):

Company:

|ftS>£ P€VJMAr2. AMailing Address:

CAState:City: \/e?oiCfe- ________________ • Zip:

MA , V/em t? (P (. eonTelephone: (sio^ - G£?£

5. JUSTIFICATION/REASON FOR APPEAL

E-mail:

El PartEl Entirea. Is the entire decision, or only parts of it being appealed?

□ Yes IZ1 Nob. Are specific conditions of approval being appealed?

If Yes, list the condition number(s) here: ___________

Attach a separate sheet providing your reasons for the appeal. Your reason must state:

□ How you are aggrieved by the decision

□ Why you believe the decision-maker erred or abused their discretion

□ The reason for the appeal

□ Specifically the points at issue

6. APPLICANT’S AFFIDAVIT
I certify that the statements contained in this application are complete and true:

Date:Appellant Signature:

GENERAL APPEAL FILING REQUIREMENTS

B. ALL CASES REQUIRE THE FOLLOWING ITEMS 

1. Appeal Documents

a. Three (3) sets - The following documents are required for each appeal filed (1 original and 2 duplicates)
Each case being appealed is required to provide three (3) sets of the listed documents.

El Appeal Application (form CP-7769)
El Justification/Reason for Appeal
El Copies of Original Determination Letter

b. Electronic Copy
El Provide an electronic copy of your appeal documents on a flash drive (planning staff will upload materials 

during filing and return the flash drive to you) or a CD (which will remain in the file). The following items must 
be saved as individual PDFs and labeled accordingly (e.g. “Appeal Form.pdf, “Justification/Reason 
Statement.pdf, or “Original Determination Letter.pdf etc.). No file should exceed 9.8 MB in size.

c. Appeal Fee
□ Original Applicant - A fee equal to 85% of the original application fee, provide a copy of the original application 

receipt(s) to calculate the fee per LAMC Section 19.01B 1.
El Aggrieved Party - The fee charged shall be in accordance with the LAMC Section 19.01B 1.

d. Notice Requirement
□ Mailing List - All appeals require noticing per the applicable LAMC section(s). Original Applicants must provide 

noticing per the LAMC
□ Mailing Fee - The appeal notice mailing fee is paid by the project applicant, payment is made to the City 

Planning's mailing contractor (BTC), a copy of the receipt must be submitted as proof of payment.

SEE THE ADDITIONAL INSTRUCTIONS FOR SPECIFIC CASE TYPES

Page 2 of 4CP-7769 Appeal Application Form (1/30/2020)



r
SPECIFIC CASE TYPES - APPEAL FILING INFORMATION

C. DENSITY BONUS / TRANSIT ORIENTED COMMUNITES (TOC)

1. Density Bonus/TOC
Appeal procedures for Density Bonus/TOC per LAMC Section 12.22A 25 (g) f.

NOTE:
- Density Bonus/TOC cases, only the on menu or additional incentives items can be appealed.

- Appeals of Density Bonus/TOC cases can only be filed by adjacent owners or tenants (must have documentation), 
and always only appealable to the Citywide Planning Commission.

13 Provide documentation to confirm adjacent owner or tenant status, i.e., a lease agreement, rent receipt, utility 
bill, property tax bill, ZIMAS, drivers license, bill statement etc.

D. WAIVER OF DEDICATION AND OR IMPROVEMENT
Appeal procedure for Waiver of Dedication or Improvement per LAMC Section 12.37 I.

NOTE:
- Waivers for By-Right Projects, can only be appealed by the owner.

- When a Waiver is on appeal and is part of a master land use application request or subdivider's statement for a 
project, the applicant may appeal pursuant to the procedures that governs the entitlement.

E. TENTATIVE TRACT/VESTING

1. Tentative Tract/Vesting - Appeal procedure for Tentative Tract / Vesting application per LAMC Section 17.54 A.

NOTE: Appeals to the City Council from a determination on a Tentative Tract (TT or VTT) by the Area or City 
Planning Commission must be filed within 10 davs of the date of the written determination of said Commission.

□ Provide a copy of the written determination letter from Commission.

F. BUILDING AND SAFETY DETERMINATION

□ 1. Appeal of the Department of Building and Safety determination, per LAMC 12.26 K 1, an appellant is considered the
Original Applicant and must provide noticing and pay mailing fees.

a. Appeal Fee
□ Original Applicant - The fee charged shall be in accordance with LAMC Section 19.01B 2, as stated in the 

Building and Safety determination letter, plus all surcharges, (the fee specified in Table 4-A, Section 98.0403.2 of the 
City of Los Angeles Building Code)

b. Notice Requirement
□ Mailing Fee - The applicant must pay mailing fees to City Planning's mailing contractor (BTC) and submit a 

copy of receipt as proof of payment.

□ 2. Appeal of the Director of City Planning determination per LAMC Section 12.26 K 6, an applicant or any other aggrieved
person may file an appeal, and is appealable to the Area Planning Commission or Citywide Planning Commission as 
noted in the determination.

a. Appeal Fee
□ Original Applicant - The fee charged shall be in accordance with the LAMC Section 19.01 B 1 a.

b. Notice Requirement
□ Mailing List - The appeal notification requirements per LAMC Section 12.26 K 7 apply.
□ Mailing Fees - The appeal notice mailing fee is made to City Planning's mailing contractor (BTC), a copy of

receipt must be submitted as proof of payment.

Page 3 of 4CP-7769 Appeal Application Form (1/30/2020)



G. NUISANCE ABATEMENT

1. Nuisance Abatement - Appeal procedure for Nuisance Abatement per LAMC Section 12.27.1 C 4

NOTE:
- Nuisance Abatement is only appealable to the City Council.

a. Appeal Fee
□ Aggrieved Party the fee charged shall be in accordance with the LAMC Section 19.01 B 1.

2. Plan Approval/Compliance Review
Appeal procedure for Nuisance Abatement Plan Approval/Compliance Review per LAMC Section 12.27.1 C 4.

a. Appeal Fee
□ Compliance Review - The fee charged shall be in accordance with the LAMC Section 19 01 B.
□ Modification - The fee shall be in accordance with the LAMC Section 19.01 B.

NOTES

A Certified Neighborhood Council (CNC) or a person identified as a member of a CNC or as representing the CNC 
may not file an appeal on behalf of the Neighborhood Council; persons affiliated with a CNC may only file as an 
Individual on behalf of self. ■

Please note that the appellate body must act on your appeal within a time period specified in the Section(s) of the 
Los Angeles Municipal Code (LAMC) pertaining to the type of appeal being filed. The Department of City Planning 
will make its best efforts to have appeals scheduled prior to the appellate body's last day to act in order to provide 
due process to the appellant. If the appellate body is unable to come to a consensus or is unable to hear and consider 
the appeal prior to the last day to act, the appeal is automatically deemed denied, and the original decision will stand. 
The last day to act as defined in the LAMC may only be extended if formally agreed upon by the applicant.

This Section for City Planning Staff Use Only
Base Fee: Reviewed & Accepted by (DSC Planner): Date:

Receipt No: Deemed Complete by (Project Planner): Date:

□ Determination authority notified □ Original receipt and BTC receipt if original applicant)

CP-7769 Appeal Application Form (1/30/2020) Page 4 of 4



Case # DIR-2019-4920-TOC Appeal Justification

May 4, 2020

APPEAL OF DIR-2019-4920-TOC, ENV-2019-4921-CE, and PAR-2019-3781-TOC 
1600-1614 EAST VENICE BLVD, VENICE CA 90291

APPEAL JUSTIFICATION

We are aggrieved by the approval of this project for many reasons. Some reasons are basic, 
substantive reasons related to the legitimacy of the Transit Oriented Community Affordable 
Housing Incentive Program Guidelines (TOC Guidelines), and other reasons speak to the 
Department of City Planning decisions in the Director’s Determination letter of April 20, 2020.

Additionally, this proposed development is going to impact the street parking that’s vital to 
renters and business owners alike. It’s going to increase congestion on Venice Blvd. and nearby 
residential streets, which will tend to discourage customers from coming to businesses. Glencoe 
Avenue is already used by commuters as an alternate link between Venice Blvd and 
Washington Blvd. It will adversely impact the pedestrian experience on this block for members 
of the community and the city, as the boulevard sidewalk is used daily for strolling and exercise. 
The entire stretch of Venice Blvd between Lincoln Blvd and Walgrove Ave. is therefore 
negatively affected.

The Decision Maker errs when he approves the reduced front yard setback in lieu of the current, 
minimum, conforming 15-feet setback found along the entire length of Venice Blvd between 
Lincoln Blvd. and Walgrove Ave. This reduced setback will negatively impact the physical 
environment for the Venice Community, while benefitting the interests of a single Applicant.

There must be a way to balance the need for more housing with the Venice Community desire 
to preserve the physical cohesion of the built environment as recommended by the Venice 
Community Plan.

1. The TOC Guidelines contain requirements not authorized by Measure JJJ.

The language of Measure JJJ limits the incentives to those specified in the Initiative and does 
not grant carte blanche to a City’s Planning Department or Planning Commission to add 
discretionary Additional Incentives or create TOC Tiers to grant different bonuses within the half 
mile radius of a major transit stop without going back to the voters.

In addition, the discretionary Additional Incentives approved by the Director of Planning and the 
CPC were never adopted by the legislative body as required by California Government Code 
65915(d)(3). Measure JJJ Section 6 bases its ministerial incentives on the base zone and not 
on Tiers. Measure JJJ limits the number of incentives to a maximum of three ministerial 
incentives, which are specified as FAR, density and reduced parking. Each of the Additional 
Incentives bestowed by the Determination alters otherwise applicable limitations in the LAMC
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Case # DIR-2019-4920-TOC Appeal Justification

without complying with the procedural requirements for zone changes, height district 
amendments and General Plan amendments or variances, all of which procedures provide due 
process and full transparency.

TOC Tiers and the Additional Incentives violate City Charter Section 464(a), because as 
substantive deviations from a ballot measure, Measure JJJ, they require voter approval as per 
Section 5.A. and City Charter Section 464(a). There is no authority to grant discretionary 
Additional Incentives unless the voters approve this change to the law. City Charter Section 
464(a) provides that “any ordinance adopted by a vote of the electors of the City pursuant to an 
initiative petition cannot be amended or repealed, except by an ordinance proposed either by 
petition or by the Council at its own instance and adopted by a vote of the electors, or by an 
amendment of the Charter superseding the ordinance."

Measure JJJ Section 4 mandates that prior to making a material change in land use in a 
community plan area, the Planning Department must first conduct a comprehensive assessment 
of the impact of the change on affordable housing. In addition, Section 4.A. requires monitoring 
the inventory of affordable housing with recorded covenants, and an ordinance or law that 
restricts rents to affordable levels. The Decision Maker errs in neglecting to make a finding that 
such assessment and the monitoring program have been accomplished. Therefore, no TOC 
incentives can be lawfully granted in any Community Plan area until those two prerequisites are 
met in any TOC case.

Neither the TOC Tiers nor the discretionary Additional Incentives are authorized by Measure 
JJJ. The project violates Measure JJJ by utilizing the Tiers for determining the base incentives 
and by granting Additional Incentives not authorized by Measure JJJ, including a significant 
transitional height incentive.

2. The project fails to meet the criteria for Tier 2 TOC incentives.

As stated above, Measure JJJ does not create TOC Tiers granting different bonuses within the 
half mile radius of a major transit stop. This feature of the City Planning TOC incentive program 
cannot override State laws.

However, even jf the Tier system were allowed under Measure JJJ, the Decision Maker would 
still be incorrect in finding that the project qualifies for Tier 2. It is incorrect on two points: 
distance from intersection and qualifying bus types.

a. Distance:

The Determination Letter errs in stating on page 8, under “Transit Oriented Communities 
Affordable Housing Incentive Program Background:”

“The subject property is located within a Tier 2 TOC Affordable Housing Incentive Area, 
qualified by its proximity to the intersection of two Major Transit Stops [sic], Venice Boulevard 
and Lincoln Boulevard. Specifically, the site is within 1,500 feet from Metro Bus Line 33 and
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Case # DIR-2019-4920-TOC Appeal Justification

Rapid Line 733 and Santa Monica Rapid Line 3. As such, the project is located on a site that 
qualifies for the TOC Tier 2 Incentives.”

This statement is incorrect as the project site is located approximately 1,965 feet from the Major 
Transit Stop intersection of Venice Blvd. and Lincoln Blvd. Zimas identifies the lot as TOC Tier 1 
because of its distance from the Major Transit Stop.

b. Qualifying Bus Line Types:

Furthermore, the distance from a Major Transit Stop is not the sole criterion a property must 
meet to qualify for its Tier designation. (see attached Appeal Supporting Material Exhibit A: TOC 
Guidelines Chart 1)

The Determination statement above is incorrect, as the service intervals of the intersecting bus 
lines do not meet the 15-minute average interval as required by the TOC Guidelines. (see 
attached Appeal Supporting Material Exhibit B: TOC Guidelines Appendix A: Methodology for 
Determining a Major Transit Stop)

The only two qualifying bus lines for the Venice Blvd and Lincoln Blvd Major Transit Stop 
Intersection are Metro Local Line 33 (Regular bus) and Santa Monica Blue Bus Rapid 3 (Rapid 
bus).

According to TOC Guidelines Chart 1: a property located between 1500 - 2640 feet from a 
Major Transit Stop with “Regular plus Rapid Bus” (intersection of a Regular Bus and A Rapid 
Bus line) qualifies for Tier 1.

The project property’s highest Tier qualification is Tier 1, as its distance from the Major Transit 
Stop is approximately 1,965 feet and there are two qualifying bus lines, a Regular and a Rapid, 
at the Major Transit Stop of Venice Blvd and Lincoln Blvd.

Intervals

The eligibility of an intersection to qualify as a Major Transit Stop depends on the frequency of 
bus service (intervals), and the TOC demands adherence to a specific formula in its guidelines

The Determination Letter errs (see page 9) in its claims regarding trip intervals:

“.. The project site is located less than 1,500 feet [sic] from the intersection of a Santa Monica 
Rapid Bus line 3 with a service interval of approximately 13.12 minutes and regular Metro Bus 
line 33 and Rapid line 733 with a service interval of approximately 12.7 minutes. Therefore, the 
project meets the eligibility requirement for proximity to a Major Transit Stop. ”

TOC Guidelines Appendix A: SCAG Methodology: “To determine the eligibility of the bus line, 
the average number of minutes per trip for each direction is calculated separately. If one or
both directions fail to meet the 15 minute frequency limit, the entire bus line is ineligible 
for a Major Transit Stop.”
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Case # DIR-2019-4920-TOC Appeal Justification

Therefore, besides citing the wrong distance again, this Determination Letter is erroneous on 
three additional issues:

1. it lists the service interval for only one direction of each qualifying bus;
2. it does not list separate service intervals for the regular Metro Bus Line 33 and the Rapid 

Line 733;

it improperly approximates the intervals of regular Bus line 33 and Rapid 733 at 12.7 minutes. 
According to the Incentive Area Tier Verification Summary Table prepared by the appellants, 
following SCAG methodology (see attached Appeal Supporting Material Exhibit C), the service 
intervals for all the buses at this intersection are:

• Santa Monica Bus Line Rapid 3: Northbound -13.13 min.; Southbound - 12.73 min.
• Regular Santa Monica Bus Line 3 Northbound - 20.00 min.; Southbound - 21.00 min.
• Metro Rapid Line 733: Eastbound and Westbound - both 16.8 min.
• Regular Metro Bus Line 33: Eastbound - 12.35 min.; Westbound- 12.73 min.

The Determination Letter errs by omitting the fact that the service intervals of Metro Rapid Line 
733 are 16.8 minutes both Eastbound and Westbound, and therefore this Rapid line is not a 
qualifying bus line. The Transit Oriented Community - Referral Form (Form CP-4050) Section II, 
Project Eligibility, erroneously identifies Metro Line 733 as a “transportation qualifier”, which 
resulted in the assignment of the wrong tier to this project. The correct tier is Tier 1.

The Determination Letter is erroneous in assigning Tier 2. The property does not meet the 
criteria specified in the TOC Guidelines for both the distance from a Major Transit Stop and 
qualifying bus types to achieve Tier 2 status. As previously demonstrated, the property is in a 
Tier 1 Affordable Housing Incentive Area.

(See Section 5 below for a further discussion of the Pre-Application Review (PAR))

The “Augmentation” Issue

The TOC Guidelines and SCAG Methodology make no provision for combining separate but 
overlapping bus routes that do not individually meet the 15-minutes threshold (see attached 
Appeal Supporting Material, Exhibit D: Connect SoCal, Draft 2020 RTP/SCS Transit Technical 
Appendix).

There are no criteria in the TOC Guidelines that allow the Planning Department to use a 
qualifying Regular Bus to “augment” a non-qualifying Rapid Bus in order to achieve qualifying 
Rapid Bus status and thereby elevate the Type of Major Transit Stop.

However, the Appellant requested any existing written record or documents that permit City 
Planning to disregard the Tier Verification requirement set out in Chart 1 of the TOC Guidelines. 
No evidence of such permission was made available, nor were any documents memorializing a 
different interpretation of the TOC Guidelines requirements.
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Case # DIR-2019-4920-TOC Appeal Justification

There is no support for the legitimacy of an alternate interpretation of the requirements for TOC 
Affordable Housing Incentive Area Tiers as a basis for this project’s determination.

The East Venice Neighborhood Association filed a California Public Records Act request with 
the Planning Department for all communications, documents and other records related to the 
“augmentation” policy direction regarding Los Angeles City Transit Oriented Community (TOC) 
guidelines. “Augmentation” is the term used by City Planner Eric Claros in orally describing the 
use of a qualifying Regular Bus to “augment” a non-qualifying Rapid Bus in order to achieve 
qualifying Rapid Bus status and thereby elevate the Type of Major Transit Stop.

The Planning Department was unable to provide any such document and stated that it had 
provided every record it had on the subject other than those exempted from production under 
California Government Code section 6255 by “deliberative process privilege.” Until such 
documentation, dated on or before the date of the TOC Tier Verification Form (CP-4051) and 
TOC Referral Form (CP-4050), can be provided, the Appellants and the Planning Commission 
have no reason to accede to the unsupported assertion that such “augmentation” is legal. If it is 
not supported in the law, there is no legal basis for granting Tier 2 incentives to this project.

3. Finding 1

a. Yard/Setback

Nowhere does Measure JJJ authorize Additional Incentives for reduced setback.

Per TOC Guidelines the reduction of Yard/Setback in Tier 1 and Tier 2 is limited as follows:

“Residential Zones: Eligible Housing Developments in Residential zones may utilize a 
reduction in the front, rear or side yards as follows:

1. Front Yards: Front yard reductions are limited to no more than the average of the front 
yards of adjoining buildings along the same street frontage. Or, if located on a corner lot 
or adjacent to a vacant lot, the front yard setback may align with the fagade of the 
adjoining building along the same front lot line. If there are no adjoining buildings, no 
reduction is permitted. In Tier 3 and Tier 4, the front yard reduction may be paired with 
one other individual yard reduction, per subsection 2 below, which will require the use of 
only one incentive.”

Finding 1, page 12, paragraph 4, the Decision Maker grants the 5-foot setback in lieu of the 
minimum 15-foot setback required in R4 zone based on the fact that the building at 1616 Venice 
Blvd., a 2-story apartment building with 16 RSO units, has a front yard setback of 5-feet.

The 1616 Venice Blvd. apartment building was built in 1928 only two years after the City of Los 
Angeles annexed Venice. It is the only residential building between Lincoln Blvd and Walgrove 
Ave. that has a front yard setback that is less than the required minimum 15-feet front yard 
setback for the R4 zone. There are 36 lots on the south side of Venice Blvd, 22 properties total, 
and only this 92-year-old building at 1616 Venice Blvd. has a front yard setback that is less than
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Case # DIR-2019-4920-TOC Appeal Justification

15-feet. On the north side of the boulevard there are also 36 lots, 26 properties, and only the 
two commercial-use properties have setbacks that are less than 15-feet (1321 Venice Blvd. with 
a setback of 7-feet and 1523 Venice with a setback of 9-feet). (See attached Appeal Supporting 
Material Exhibit E: Materials Supporting Contestation of Reduced Setbacks)

The granting of a 5-foot setback contradicts an 80-years-or-more Planning Department policy 
and erodes its effect. Permitting this one building to depart from the norm will interrupt the 
frontage-built plane of the boulevard and oppress the pedestrian experience. Going back to at 
least the 1940s, building records shows a consistent minimum front yard setback for this section 
of Venice Blvd. between Lincoln Blvd. and Walgrove Ave. of at least 15-feet, including all the 4 
and 5-story multi-family buildings of the 1980s. It appears the Planning Department has required 
a minimum of 15-feet front yard setback for all residential developments along this portion of 
Venice Blvd.

Unfortunately, instead of honoring an almost 100-year old building as a point of pride for the 
community, this misuse of 1616 Venice Blvd to allow adjacent developments to drastically 
reduce setbacks would now cast it as a liability for enabling the degradation of the block’s 
streetscape. In this particular case, the impact is multiplied, as the proposed development spans 
three lots.

In addition, the balconies at the upper floors of the proposed development extend 30-inches 
(2.5-feet) into the 5-foot setback, and the balconies located at the 2nd floor are only 8’-6” above 
the sidewalk furthering the sense of intrusion on the pedestrian experience.

“... Without the yard incentive, the project's floor area would be reduced by approximately 5,000 
square feet, resulting in a decrease of 16 units. With the yard incentive, the project is able to 
include more residential floor area for dwelling units reserved for Extremely Low Households.” 
(Determination Letter, page 12.)

A 15-foot setback would decrease the project floor area by close to 5,000 sf. According to the 
Decision Maker it would eliminate 16-units, and without the yard incentive, the residential floor 
area “reserved for Extremely Low Households” might also be reduced.

We challenge the Decision Maker’s conclusion that the number of units would decrease by 16. 
The fact is that 5,000 sf divided by 16 yields an average unit size of less than 313 sf, 
considerably smaller than any of the apartments proposed in the plans. The alleged loss of 16 
units is clearly an exaggeration.

Moreover, the loss of 16 units would not affect the residential floor area of the Affordable Units. 
Only reducing the floor area of the market-rate units would affect the size of the ELI units.
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Case # DIR-2019-4920-TOC Appeal Justification

b. Height

The Decision Maker errs by stating that the number of ELI units is dependent on the additional 
level made possible by the Height Incentive.

“... Utilization of the height incentive enables the construction of an additional level, and thus 
facilitates the addition of approximately 21 units. The additional units support the applicant's 
decision to reserve seven (7) units for Extremely Low Income Households.”
(Determination Letter, page 12.)

However, in this case, the total number of Affordable Units cannot be any fewer than seven (7) 
units. This number is not solely dictated by TOC Guidelines; the project must also replace the 
nine (9) former, on-site Rent Stabilization Ordinance (RSO) Units as mandated by the Los 
Angeles Housing and Community Investment Department (HCIDLA).

“... A determination dated June 11, 2019 from the Los Angeles Housing and Community 
Investment Department (HCIDLA) states that nine (9) dwelling units are subject to replacement 
under Assembly Bill (AB) 2556. Pursuant to HCIDLA's AB 2556 Determination, seven (7) units 
shall be replaced with equivalent bedroom type, with three (3) units restricted to Extremely Low 
Income Households, two (2) units restricted to Very Low Income Households, and two (2) units 
to Low Income Households. For the two (2) remaining units presume [sic] to have been 
occupied by an above-low income person or that household, as permitted by California 
Government Code Section65915(c)(3)(C)(ii), the City has opted to require that those units be 
replaced in compliance with the City's Rent Stabilization Ordinance (RSO).”
(Determination Letter, page 9, Item 3.)

To be eligible for TOC Incentives a development must provide a minimum number of On-Site 
Restricted Affordable Units. (The applicant might have chosen to achieve TOC eligibility by 
providing a different level of affordability. However, that would have increased the total, required 
number of Affordable Units.)

Moreover, TOC Guidelines do not provide an option for mixing affordability levels to meet the 
minimum percentage of On-Site Restricted Affordable Units. Therefore, in order to meet both 
the TOC and HCIDLA requirements with the fewest number of Affordable units, the applicant 
had no choice but ELI.

The Decision Maker errs when he ties the height incentive and the resulting increase in square 
footage to the number of Affordable Units.

(Incidentally, no design plans are referenced in, or attached to, the Determination Letter.)

Maximizing the property’s number of units may be one of the developer’s goals in order to 
maximize financial gain; but it is not in the interest of the City and the Venice Community to 
reduce the front yard setback for the sole financial benefit of the Applicant, while being 
detrimental to the pedestrian experience and the neighborhood as a whole. This is also in 
conflict with the vision of the Great Streets Initiative and with the Westside Mobility Plan’s 
objective of creating pedestrian friendly, “livable boulevards,” among which Venice Blvd is 
specified.
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4. Finding 3 - Environmental Review Finding

CEQA Determination - Class 32 Categorial Exemption Applies

Item 3a. “[...] The project proposes the construction of a three-story residential building 
containing 77dwelling units.” (Determination Letter, page 14)

The Decision Maker is negligent in this finding, as the proposed construction is not three-story; it 
is a four-story residential building.

Item 3e. “The project site will be adequately served by all public utilities and services given that 
the property is located in an urban tract with water supply, sewage and waste disposal 
infrastructure, and power lines installed.” (Determination Letter, page 15)

The Determination Letter states that “Venice Boulevard and Glencoe Avenue are improved with 
existing utilities that service the lots in the area” (page 15). What it neglects to state are the age 
and condition of the utilities cited. In recent years, Venice has increasingly experienced ruptures 
in its century-old water and sewage systems.

But without an Environmental Impact Report to prove whether they can “adequately” cope with 
the increase this project will create, this is unknown.

Additionally, the true cumulative impact on water, waste management, and other infrastructure 
is unknown until an overdue, community-wide study is undertaken.

The Decision Maker’s findings regarding the existing infrastructure lack factual support and do 
not provide a legitimate as the basis for the Class 32 Categorical Exemption. Therefore, the 
exemption itself is unsupported and conclusory. By law Categorical exemptions are permitted 
when they fulfill all the required criteria. There is no factual support is provided that this is the 
case with regard to State CEQA Guidelines, Article 19, Section 15332 item e.

Exceptions Findings

In order to make a finding for a Class 32 Categorical Exemption from the requirement for a 
CEQA determination, a finding must be made that the project fulfills all the required criteria, 
which are listed by sequential letters from “a” to “e” in the Director’s Determination Letter.

The Determination Letter goes on to list the State CEQA Guidelines’ Exceptions that, if any of 
them should apply to the project, would disqualify the project for the exemption. These 
exceptions are also identified by sequential letters from “a” to “e,” but applied to the individual 
exceptions in a slightly different sequence than they are in the actual state CEQA guidelines.

The Decision maker errs in this sloppy misidentification. (When we refer to any of these 
exceptions, we use the identifying letter as assigned in the Letter of Determination, not as used 
in State CEQA Guidelines Section 15300.2.
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The Decision Maker errs for the following reasons in finding that “.. .the Exceptions outlined in 
the State CEQA Guidelines Section 15300.2 do not apply to the Project.”

Item a. “Cumulative Impact”

Housing

The Decision Maker errs in claiming that “.No comparable pending projects (TOC or Density 
Bonus) have been identified within a 500-foot radius of the subject site...”
(Determination Letter page 16)

In making this claim the Decision Maker errs in stating that there is no comparable pending 
project.

The cumulative impact does not come from TOC or Density Bonus projects only. The impact 
comes from Multi-Family Dwelling Buildings in general, as well as any significant increase in 
density that would affect traffic or parking. We are certainly not arguing against multifamily 
dwellings. Venice needs housing. But neither do we condone denying the reality that the 
proliferation of multifamily dwellings and consequent increased density may result in 
cumulative CEQA impacts, and that those potential impacts need to be assessed.

Clearly the mix of by-right zoning, Density Bonus and TOC is creating a “succession of known 
projects” in the vicinity.

As listed in the Determination Letter, there are some TOC projects around the Major Transit 
Stop at the Intersection of Venice and Lincoln Blvds., some closer to and some farther from 
the intersection but all affecting the quality of life of the Venice Community.

Since the inception of TOC in 2018, Los Angeles City Planning has approved 3 TOC projects 
in Venice totaling a Net Increase of Dwelling Units in the amount of 171 Units (183 new minus 
12 demolished).

1. 56-Units at 1015 Venice (replacing 3 units) (residential - TOC)
2. 50-Units at 1808-1816 Lincoln Blvd. (mixed-use - TOC)
3. 77-units at 1600 Venice Blvd. (replacing 9 units) (residential - TOC)

This list of comparable projects by the Decision Maker is arbitrary and incomplete and 
presents a false impression by failing to include three other buildings.

4. 31-Units at 1503 Venice Blvd. (residential)
5. 20-Units at 2422 S. Lincoln Blvd. (mixed use - TOC)
6. 40-Units at 2467 S. Lincoln Blvd. (Supportive Housing - DB)

Comparable project #4, at 1503 Venice Blvd., is well within the 500 ft radius referenced in the 
Determination Letter. Less than a block west of the proposed development, this Apartment 
Building Project replacing an old Church is currently under construction just 280 ft. from the 
applicant’s project site.
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The other two projects (#s 5 and 6), both with active planning applications, are at almost the 
exact same distance from the proposed development site as project #1 at 1015 Venice Blvd., 
that is referenced in the Determination Letter.

With 202 Approved New Dwelling Units (the net 171 units plus the 31 -units replacing the 
church) and more in the pipeline, when will the City take into consideration the consequences of 
an individual project on the cumulative impact?

No additional known TOC Projects are anticipated at the moment, as the Intersection of 
Venice and Lincoln Blvds. is no longer eligible a Major Transit Stop. As of August 2019, 
Santa Monica Big Blue Bus Line 3 has reduced service and no longer meets the requirements 
set by the SCAG methodology (TOC Guidelines Appendix A) and thereby makes the 
intersection ineligible.

However, in the 2020 SCAG Regional Transportation Plan, the methodology will change as 
indicated in the Connect SoCal, Draft 2020 RTP/SCS Transit Technical Appendix (see attached 
Appeal Supporting Material Exhibit D)

“Separate but overlapping bus routes that do not individually meet the 15-minute threshold may 
not be combined in order to qualify as an HQTC. However, based on RTTAC feedback, there 
are certain corridors where overlapping “line families” or local/bus rapid transit (BRT) lines are 
intended to function as one bus route. On these corridors, transit riders typically board the 
first bus available, whether it be a local, express, or BRT line. For these line families or 
local/BRTcorridors, SCAG uses the combined routes to calculate the frequency.”

TOC Guidelines Chart 1 will need to be amended to reflect this change in the Type of Major 
Transit Stop definitions as it currently does not list any option for these “line families” combining 
overlapping types of bus.

Once the new SCAG Methodology is in effect and the TOC amended to include this major 
change; we can expect that more TOC Projects will to be proposed for the Venice Community. 
Until then, the current methodology must be followed.

The Decision Maker and the City Planning Department seem to be abdicating their responsibility 
to “plan” for our community, by approving individual housing projects without considering past 
approvals and anticipated future approvals.

The cumulative impact of anticipated projects must take into account the State mandated 
increase of housing that will be built in Venice. The Decision Maker errs by not considering this 
mandated housing increase
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Traffic and Parking

The Department of Transportation (DOT) indicated a net increase of 341 trips for a 77-unit 
Project.

Using the DOT algorithm, we extrapolated the car trips generated from the currently approved 
202 New Dwelling Units are estimated at about 900 daily. Apparently these additional trips are 
insufficient to compel remediation of the substandard and overburdened intersection of 
Walgrove and Venice, at the corner of the proposed project’s block. We believe this is an error, 
either on the part of the Decision Maker or of Overland Traffic Consultants, who did the project’s 
traffic study. The appellants have not yet had an opportunity to read this traffic study, which we 
requested approximately a week ago. We hope to amend this Justification document once 
they’ve had that opportunity.

The Decision Maker ignores the issue of parking impacts in his Determination Letter.

While the Decision Letter asserts that “.the appurtenant parking reductions are not a 
discretionary action and therefore cannot be appealed,” the appellants challenge the basis of 
the project’s TOC designation and therefore demand that the requisite analysis of parking and 
traffic impacts be completed.

This project is in an especially parking-challenged location. Street parking is always overtaxed 
at night. The 1928 apartment building next door at 1616 Venice was built when the Pacific Red 
Car line ran down the median of Venice Blvd. and has no onsite parking (a Transit Oriented 
Community of its day). This already creates a strain on street parking. The proposed project, 
with 1/2 parking space per unit, will negatively impact the residents of that adjacent building and 
other neighbor’s dependent on street parking, TOC exemptions notwithstanding.

We need a community-wide analysis of cumulative traffic and parking impacts to responsibly 
plan for community transportation and parking needs.

Additionally, Venice needs a community-wide, cumulative impact analysis of our other 
infrastructure resources (i.e. police, fire, water, sewage, parks, etc.). taking into consideration 
the age and condition of Venice’s infrastructure.

The project’s proposed parking of 43 automobile spaces for 77 units, though permitted 
by the TOC Guidelines for a laudable purpose, is in reality foolish. Although the intention 
is to reduce the carbon footprint and motivate tenants to use public transportation, this is 
unlikely to happen any time soon, especially when bus service has already been cut 
back due to diminishing ridership.

Data show that public transit is down to unprecedented levels (even pre-Covid-19). Metro’s 
direction (NextGen Bus Plan) is to remove most of the Rapid Bus lines and convert regular 
bus lines to be more like Rapid lines by reducing the number of bus stops. This would remove 
the one feature - short walking distances - that makes taking the bus convenient for most 
riders.
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Categorical Exemptions are granted to “environmentally benign in-fill projects that are consistent 
with local General Plan and zoning requirements” (Public Resources Code Section 15332). In 
other words, Categorical Exemptions are meant for by-right projects, not projects seeking 
discretionary approvals that have significant impacts.

The Decision Maker errs in making this Finding. A CEQA analysis is required.

5. Underlying Procedural Problems with PAR

The appellants recognize that the Decision Maker used the information in the Referral Form 
properly but because the information in that form was incorrect, the result is in error. The 
appellants also realize that the appeal of the referral qualification may not be considered 
appealable in this case as it has a planning case of its own, PAR-2019-3781-TOC. Although it 
has its own case number it is “related” to this case and the public does not have the opportunity 
to challenge its conclusions. Not only is there no notification to neighbors of the existence of the 
PAR case, there is another more serious problem.

The PAR has an expiration date of 180 days where an applicant during that time may or may 
not apply for an entitlement which then becomes a case, furthermore once a TOC application 
has been submitted, neighbors are still not notified. Until demolitions starts on a property no one 
may know about the project, which may be well beyond any appeal opportunity. may be issued 
to someone who does not yet own the property therefore by the time the TOC application is filed 
any opportunity for the public to challenge the facts of the verification may no longer exist

6. The appeal instructions are misleading and due process rights are violated.

On page 23, the instructions refer to Density Bonus Compliance Review Determination and not 
a Transit Oriented Affordable Housing Incentive Program Compliance Review. It is not clear if 
the appeal instructions are accurate as they are referencing the wrong type of project. It is not 
clear what portion of the project can be appealed or by whom. It is not clear whether only 
abutting property owners and tenants can appeal this determination or whether that language 
only applies to Density Bonus projects. The determination should have been reissued with the 
correct appeal information.

Thank you for your diligent attention to these important issues.
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1. EXHIBIT A

Reference Materials of TOC Guidelines Chart 1 supporting Contestation of TOC Tier 
Assignment:

case # DIR-2019-4920-TOC,

as conferred by PAR-2019-3781-TOC

and based on erroneous assignment of Tier 2 status to the Major Transit Stop at Venice Blvd. 
and Lincoln Blvd.
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Chart 1. TOC Affordable Housing Incentive Area Tiers

Type of Major 
Transit Stop

Tier 1 
(Low)

Tier 2 
(Medium)

Tier 3 
(High)

Tier 4 
(Regional)

Distance to Major Transit Stop

Two Regular Buses
(intersection of 2 non 
Rapid Bus* lines, 
each w/ at least 15 
min. average peak 
headways)

750 - 2640 ft. < 750 ft.

Regular plus Rapid 
Bus*
(intersection of a 
Regular Bus and 
Rapid Bus line)

1500 - 2640 ft. 750 - 
<1500 ft.

< 750 ft.

Two Rapid Buses*
(intersection of two 
Rapid Bus lines)

1500-2640 < 1500 ft.
ft.

Metrolink Rail 
Stations

1500 - 2640 ft. 750 - 
<1500 ft.

< 750 ft.

Metro Rail Stations < 2640 ft. < 750 ft. from 
intersection with 

another rail line or 
a Rapid Bus*

Notes:
To be an eligible TOC Housing Development, the project must be meet the Eligibility criteria in Section IV, including 
being located within one-half mile of a Major T ransit Stop. In the case of bus stops, this always requires an 
intersection of two bus routes. An intersection of two bus lines is defined as the midpoint of the street intersection 
where two or more eligible bus routes meet or cross, and passengers have the direct ability to transfer on foot. This 
does not include bus routes that travel along the same street. For Tier 4, an intersection between a rail station and an 
eligible Rapid Bus line is defined as either the rail station entrance(s) or the Rapid Bus stop when the bus stop is 
within 660 feet of a rail station entrance and can be accessed by foot.

Distance is measured from the closest point on any lot to the entrance(s) of a rail transit station (including elevators 
and stairways), or the middle of the street intersection of two or more bus routes with a service interval of 15 minutes 
or less during the morning and afternoon peak commute periods. Please see Appendix A for additional information on 
how to calculate the 15 minute service interval. In the case of a Tier 4 Major T ransit Stop, the distance will be 
measured from the closest point on any lot to the closer of either the entrance of the rail transit station or the bus 
stop. If no entrance information is known for a station that is under construction, then the distance will be measured 
from the center of the platform of the station.

*Rapid Bus is a higher quality bus service that may include several key attributes, including dedicated bus lanes, 
branded vehicles and stations, high frequency, limited stops at major intersections, intelligent transportation systems, 
and possible off-board fare collection and/or all door boarding. It includes, but is not limited to, Metro Bus Rapid 
Transit lines, Metro Rapid 700 lines, Metro Orange and Silver Lines, Big Blue Rapid lines and the Rapid 6 Culver City 
bus.
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2. EXHIBIT B

Reference Materials of TOC Guidelines Appendix A supporting Contestation of TOC Tier 
Assignment:

case # DIR-2019-4920-TOC,

as conferred by PAR-2019-3781-TOC

and based on erroneous assignment of Tier 2 status to the Major Transit Stop at Venice Blvd. 
and Lincoln Blvd.
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Appendix A: Methodology for Determining Major Transit Stops

Definition of Major Transit Stop:
A site containing a rail station or the intersection of two or more bus routes with a service 
interval of 15 minutes or less during the morning and afternoon peak commute periods. The 
stations or bus routes may be existing, under construction or included in the most recent SCAG 
Southern California Association of Governments (SCAG) Regional Transportation Plan (RTP).

SCAG and OPR Methodology:
Peak Periods are considered to be between 6:00 to 9:00 AM and 3:00 to 7:00 PM. Bus routes 
must have a service frequency of 15 minutes or less for the entire duration of the peak hour 
periods.

To determine the eligibility of the bus line, the average number of minutes per trip for each 
direction is calculated separately. If one or both directions fail to meet the 15 minute frequency 
limit, the entire bus line is ineligible for a Major Transit Stop.

The total number of trips from the point of origin during peak hours (Monday to Friday) is 
used. A trip is included if its median time falls within the peak hour.

To calculate the median time, the time at trip origin is subtracted from the time at arrival 
at final station, divided by two, and then added to origin time.
For example: Origin time 5:42 AM, Arrival time 6:22 AM 
Total trip time = 40 Minutes (6:22 AM - 5:42 AM)
Median trip time = 40 Minutes/2 + 5:42 AM, or 6:02 AM

The total peak hour time is then divide by the number of trips for the average number of 
minutes per trip.

Below is a sample calculation based on the 750 Metro Rapid Bus Line (see schedule on 
Page 16):

Eastbound Trips for 750
During the morning peak hours between 6:00 AM to 9:00 AM, there is a total of 12 Eastbound 
trips.

The trip originating from Warner Center at 5:42 AM is the first eligible trip with an arrival time at 
6:22 AM. This is calculated by dividing the total trip time of 40 minutes by two and adding the 20 
minutes to the trip origination time at 5:42 AM, resulting in a median trip time that falls within 
peak hours at 6:02 AM (not shown in bus schedule).

The trip originating from Warner Center at 8:29 AM is the last eligible trip, with the median time 
at 8:57 AM.
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During the afternoon peak hours between 3:00 PM and 7: PM, there is a total of 16 Eastbound 
trips.

With 28 total Eastbound trips during the 420 peak hour minutes, the average frequency of the 
750 bus line is 15 minutes.

Westbound Trips for 750
Looking at the Westbound trips, there are 11 trips and 15 trips in the AM and PM peak hours 
respectively. This results in an average frequency of 16.15 minutes.

Result
Despite the Eastbound portion of the 750 Metro Rapid Bus Line meeting the 15 minute 
frequency as required by a Major Transit Stop, the Westbound portion, with an average 
frequency of 16.15 minutes, fails to meet that criteria. Therefore, the 750 Metro Rapid Bus Line 
is ineligible for inclusion in a Major Transit Stop.

Sample Metro Bus Line Schedule with Qualified Peak Hour Trips Boxed in Red

Monday through Friday 750Effective Jun 25 2017

Eastbound Al Este (Approximate Times / Tm Westbound Al Oeste lAppronmate Times / Tiempos Aproximadoslcimadosl

WARNER CENTER TARZANA SHERMAN OAKS STUDIO CITY STUDIO CITY SHERMAN OAKS TARZANA WARNER CENTER

© © r© © © r© © T©
Warner Center 
Transit Hub
lOwensmoutb & Erwin) Ventura & Reseda

: Warner Center 
: Transit Hub

• Ventura ft Van Nuys : Ventura ft Reseda lOnensniiulti ft Emin I
: Universal/

Ventura ft Van Nuys | Studio City Station
Universal/
Studio City Station

5:13A 5:25A 5:36A 5:50A 5 23A 5:38 A 5:52A 610A

k22 iiL1 LM 5:45 6T0ir 6:14 6:3;
5:42 5:5 6 07 - :: 6:00 6:15 6:29 6:4£ 

7:06 
7:2E 
7:43 
8:0 C 
8:15 
8:32 
8:47 
9:02 
9:17

5:55 6:09 6:23 6:15 6:30 6:47
609 6:23 6:39 6:54 6:30 6:46 7:04
623 6:37 6:55 7:10 6:45 7:01 7:22
637 6:51 7:11 7:27 7:00 7:17 7:39
6:50 7:05 7:27 7:44 7:15 7:32 7:54
705 7:20 7:43 8:00 7:30 7:49 8:1
7:21 7:36 7:59 8:18 7:45 8:04 8:26
7:35 7:52 8:15 8:34 8:00 8:19 8:41
7:54 8:10 8:32 8:51 8:34 8:56
8:12 8:28 8:49 8:30 8:49 9:1 9:32

m 12Z 8:45 9:04 9:26 9:47
a. s t 9:02 9 23 > : 9:00 9:19 9:41 10:02

10:20
10:39
11:05
11:35
12:06P
12:36

9:11 9:27 9:48 0:07 9:18 9:37 9:59
9:41 9:57 10:18 

10:48 
11:18 
11:48 
12:18P 
12:48

0:37 9:40 9:59 0:18
10:10
10:40

10:27
10:57

1:07 10:05
10:35
11:04
11:34
12:03P
12:33

10:24
10:54
11:24
11:54
12:24P
12:54

0:43
1:37 1:1311:10 11:27 12:07P

12:37
1:43

11:38 
12 08P 
12:35

11:57 12:13P
12:4412:27P

12:54
1:07

1:15 1:35 1:14 1:37
1:00 1:1? 1:40 2:01 1:02 1:24 1:44 2:07
1:21 1:41 2:02 2:23 1:32 1:54 2:14 2:37
1:46 2:06 2:27 2:48 2:01 2:24 2:44 3:08
1:58 2:18 2:39 3:00 2:25 2:49 3:09 3:34
2:13 2:33 2:54 3:15 2:46 3:10 3:31 3:56
L21 242 24Q 3:00 3:25 3:46 4:11: 3:24 : 3:15 3:40 4:01 4:25
2:55 3:17 3:39 4:00 3:30 3:55 4:16 4:40

□3:31 3:53 4:14 3:45 4:10 4:31 4:55
3:10 3:32 3:54 4:15 4:00 4:26 4:47 5:11
3:25 3:47 4:09 4:30 4:15 4:41 5:02 5:26
3:44 4:06 4:28 4:49 4:30 4:56 5:17 5:41
3:55 4:17 4:39 5:00 4:45 5:11 5:32 5:56
4:10 4:32 4:54 5:15 5:00 5:26 5:48 6:12
4:25 4:47 5:09 5:30 5:15 5:41 6:03 6:27
4:40 5:02 5:24 5:45 5:30 5:56 6:18 6:41
4:55 5:17 5:39 6:00 5:45 6:11 6:33 6:56
5:10 5:32 5:54 6:15 6:00 6:26 6:47 7:09
5:26 5:48 6:09 _ : ! : 7 DO 7:21£35 £53 7T7 T3S5:41 6:03 6:24 6:45
5:57 6:19 6:39 7:00 6:54 7:16 7:34 7:54
6:20 6:40 6:59 7:19 7:15 7:36 7:54 8:13
6:42 7:01 7:1? 7:39 7:40 8:01 8:19 8:38
7:04 7:21 7:39 7:58 8:09 8:27 8:44 9:03
7:35 7:51 8:08 8:26 8:39 8:57 9:12 9:28
8:10 8:25 8:42 8 58 9:10 9:27 9:42 9 58
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3. EXHIBIT C

Materials supporting Contestation of TOC Tier Assignment:

in case # DIR-2019-4920-TOC,

as conferred by PAR-2019-3781-TOC

and based on erroneous assignment of Tier 2 status to the Major Transit Stop at Venice Blvd. 
and Lincoln Blvd.

LA Planning Form CP-4051: Transit Oriented Communities - Tier Verification

“ [...]. The Department of City Planning reserves the right to require an updated form for the project if 
more than 180 days have transpired since the approval date, or as necessary, to reflect project 
modifications, policy changes and/or amendments to the LAMC, local laws, and State laws. “

As clarified by LA Planning Housing Department the expiration date is to incentivize applicant to 
promptly submit an application for entitlement; if a project moves forward the Approved Tier 
Verification stands even if the Bus Line might lose its eligibility status. A new Tier Verification 
might also be submitted in the case a Bus Line achieves new eligibility. That might explain why 
there are three (3) different Tier Verification Applications. (see Appendix D -Appeal Supporting 
Material)

It is the Appellants understanding that Case #: ADM-2018-1208-TOC submitted on 02/28/2019 
and approved on 03/20/2019 indicate the Bus Lines assessed for the Tier Verification as these 
Qualifier Service Intervals are indicated in the Project Eligibility Transportation Section on 
Case#: PAR-2019-3781-TOC Form CP-4050, Transit Oriented Communities - Referral Form.

PAR-2019-3781-TOC, section II.2 indicate:

Qualifier #1: Local Line 33 + R733 
Service Interval #1: 12.7 
Service Interval #2:12.4

Qualifier #2: Santa Monica Rapid Line 3 
Service Interval #1: 13.12 
Service Interval #2: 12.72

The Appellants did an independent Tier Verification for all Tier Verification ADM Cases related 
to this project submitted to City Planning, and although there are minor differences in the 
Service Intervals, the Qualifiers Bus Lines used for the Intersection did not change their 
qualification status.



EVNA
East Venice Neighborhood Association

CASE# ADM-2018-1208-TOC
Tier Verification 

Submittal Date: 02/28/2019 

1600 Venice Blvd.

Incentive Area Tier Verification Summary Table
by EVNA

CASE#: ADM-2018-1208-TOC (tier verification)

SUBMITTAL DATE: 2/28/19

Project Address: 1600 E. Venice Blvd., Venice

Intervlals per SCAG (min) Effective Date TOC EligibleBus # Bus Type
12/16/18Regular YESLA Metro 33 East 12.35, West 12.73
12/16/18RapidLA Metro 733 East 16.80, West 16.80 No
9/16/18Big Blue Bus Regular North 20.00, South 21.003 No
9/16/18Big Blue Bus Rapid 3 Rapid North 13.13, South 12.73 YES

ELIGIBLE TIER PER CHART 1: TIER 1

Chart 1. TOC Affordable Housing Incentive Area Tiers

Type of Major 
Transit Stop

Tier 1 
(Low)

Tier 2 
(Medium)

Tier 3 
(High)

Tier 4 
(Regional)

Distance to Major Transit Stop

Two Regular Buses
(intersection of 2 non 
Rapid Bus* lines, 
each w/ at least 15 
min. average peak 
headways)

750 - 2640 ft. < 750 ft.

1500-2640 ft.Regular plus Rapid 
Bus*
(intersection of a 
Regular Bus and 
Rapid Bus line)

750- 
<1500 ft.

< 750 ft.

Two Rapid Buses*
(intersection of two 
Rapid Bus lines)

1500-2640 < 1500 ft.
ft.

Metrolink Rail 
Stations

1500-2640 ft. 750- 
<1500 ft.

< 750 ft.

Metro Rail Stations < 2640 ft. < 750 ft. from 
intersection with 

another rail line or 
a Rapid Bus*



Lincoln/Venice TOC Area Intersection 
Bus Schedule Verification 

11/7/19

EVNA
East Venice Neighborhood Association

LA Metro Bus Line 33 LAM - 33(December 16 2018)
12/16/18
6/23/19Eastbound

AM (6-9am) Main & Sunset 
5:07

Main & 7th Travel Time 
0:59

Median Start + Median
5:36 Not eligible6:06 0:29

1 5:30 6:32 1:02 0:31 6:01
2 5:49 6:53 1:04 0:32 6:21
3 6:07 7:15 1:08 0:34 6:41
4 6:25 7:37 1:12 0:36 7:01
5 6:43 7:59 1:16 0:38 7:21
6 7:02 8:19 1:17 0:38 7:40
7 7:18 8:39 1:21 0:40 7:58
8 7:37 8:59 1:22 0:41 8:18
9 7:56 9:18 1:22 0:41 8:37

10 8:16 9:34 1:18 0:39 8:55
9:16 Not eligible8:36 9:57 1:21 0:40

Total AM trips 10

PM(3-7pm) Main & Sunset 
2:05

Main & 7th Travel Time 
1:34

Median Start + Median
2:52 Not eligible3:39 0:47

1 2:15 3:47 1:32 0:46 3:01
2 2:26 4:01 1:35 0:47 3:13
3 2:35 4:11 1:36 0:48 3:23
4 2:42 4:16 1:34 0:47 3:29
5 2:48 4:27 1:39 0:49 3:37
6 2:56 4:33 1:37 0:48 3:44
7 3:04 4:46 1:42 0:51 3:55
8 3:13 4:52 1:39 0:49 4:02
9 3:23 5:05 1:42 0:51 4:14

10 3:33 5:13 1:40 0:50 4:23
11 3:42 5:26 1:44 0:52 4:34
12 3:52 5:33 1:41 0:50 4:42
13 4:00 5:43 1:43 0:51 4:51
14 4:11 5:54 1:43 0:51 5:02
15 4:22 6:05 1:43 0:51 5:13
16 4:33 6:15 1:42 0:51 5:24
17 4:44 6:29 1:45 0:52 5:36
18 4:55 6:36 1:41 0:50 5:45
19 5:07 6:46 1:39 0:49 5:56
20 5:18 6:55 1:37 0:48 6:06
21 5:29 7:05 1:36 0:48 6:17
22 5:40 7:15 1:35 0:47 6:27
23 5:51 7:24 1:33 0:46 6:37
24 6:05 7:35 1:30 0:45 6:50

7:08 Not eligible6:28 7:49 1:21 0:40

Total PM trips 24

Intervals Time 420/34Eastbound Total Trips 34 12.35

Westbound

AM (6-9am) Main & 7th Main & Sunset 
6:15

Travel Time 
1:03

Median Start + Median
5:43 Not eligible5:12 0:31

1 5:31 6:38 1:07 0:33 6:04
2 5:44 6:55 1:11 0:35 6:19
3 5:57 7:13 1:16 0:38 6:35
4 6:08 7:24 1:16 0:38 6:46
5 6:11 7:34 1:23 0:41 6:52
6 6:15 7:41 1:26 0:43 6:58
7 6:20 7:47 1:27 0:43 7:03
8 6:24 7:52 1:28 0:44 7:08
9 6:28 7:57 1:29 0:44 7:12

10 6:32 8:03 1:31 0:45 7:17
11 6:37 8:12 1:35 0:47 7:24
12 6:46 8:22 1:36 0:48 7:34
13 6:55 8:32 1:37 0:48 7:43
14 7:04 8:42 1:38 0:49 7:53
15 7:14 8:52 1:38 0:49 8:03
16 7:25 9:04 1:39 0:49 8:14
17 7:37 9:16 1:39 0:49 8:26
18 7:51 9:28 1:37 0:48 8:39
19 8:07 9:41 1:34 0:47 8:54

9:08 Not eligible8:22 9:54 1:32 0:46

Total AM trips 19

PM(3-7pm) Main & 7th Main & Sunset 
3:34

Travel Time 
1:31

Median Start + Median
2:48 Not eligible2:03 0:45

1 2:19 3:50 1:31 0:45 3:04
2 2:35 4:06 1:31 0:45 3:20
3 2:51 4:22 1:31 0:45 3:36
4 3:06 4:38 1:32 0:46 3:52
5 3:21 4:54 1:33 0:46 4:07
6 3:37 5:10 1:33 0:46 4:23
7 3:53 5:26 1:33 0:46 4:39
8 4:09 5:41 1:32 0:46 4:55
9 4:26 5:58 1:32 0:46 5:12

10 4:43 6:14 1:31 0:45 5:28
11 4:56 6:30 1:34 0:47 5:43
12 5:11 6:46 1:35 0:47 5:58
13 5:29 7:04 1:35 0:47 6:16
14 5:49 7:23 1:34 0:47 6:36

7:07 Not eligible6:25 7:50 1:25 0:42

Total PM trips 14

Intervals Time 420/33Westbound Total Trips 33 12.73



Monday through Friday 33Effective Dec 16 2018

Eastbound Al Este (Approximate Times / Tiempos Aproximados) Westbound Al Oeste (Approximate Times / Tiempos Aproximados)

SANTA VENICE CULVER LOS ANGELES 

MONICA
DOWNTOWN 

LOS ANGELES
DOWNTOWN 

LOS ANGELES
LOS ANGELES CULVER VENICE SANTA 

MONICACITY CITY

4:00A: :
5:30 5:52 6:03 6:16 6:32 4:38 4:53 5:07 5:17 5:41

5:40A 5:49 6:12 6:23 6:36 6:53 4:52 5:07 5:21 5:31 5:55
6:07 6:31 6:43 6:57 7:15 5:12 5:27 5:41 5:51 6:15
6:25 6:51 7:03 7:19 7:37 5:31 5:47 6:01 6:13 6:38
6:43 7:10 7:23 7:40 7:59 5:44 6:00 6:17 6:29 6:55
7:02 7:30 7:43 8:00 8:19 5:57 6:15 6:32 6:46 7:13
7:18 7:50 8:03 8:20 8:39 6:08 6:23 6:42 6:56 7:245:58
7:37 8:10 8:23 8:40 8:59 6:11 6:29 6:49 7:04 7:34
7:56 8:30 8:43 9:00 9:18 6:15 6:34 6:54 7:10 7:41
8:16 8:50 9:03 9:19 9:34 6:20 6:39 6:59 7:16 7:47
8:36 9:10 9:23 9:39 9:57 6:24 6:43 7:04 7:21 7:52
8:56 9:30 9:43 9:59 10:14

10:39
11:00
11:27
11:48
12:15P
12:37

6:28 6:47 7:09 7:26 7:57
9:18 9:52 10:05

10:29
10:53
11:17

10:21 6:32 6:51 7:14 7:32 8:03
9:43 10:16

10:39
11:03
11:26
11:48
12:11P
12:31
12:49

10:45
11:09
11:33
11:57
12:19P
12:42

6:37 6:56 7:20 7:41 8:12
10:06
10:30
10:53
11:14
11:37
11:57
12:14P
12:32
12:48

6:46 7:06 7:30 7:51 8:22
6:55 7:16 7:40 8:01 8:32

11:41 7:04 7:26 7:50 8:11 8:42
12:03P
12:26
12:46

7:14 7:36 8:00 8:21 8:52
1:00 7:25 7:48 8:12 8:33 9:04

1:02 1:20 7:37 8:00 8:24 8:45 9:16
1:04 1:20 1:38 7:51 8:13 8:36 8:57 9:28

1:07 1:22 1:38 1:53 8:07 8:29 8:50 9:09 9:41
1:23 1:38 1:54 2:09 8:22 8:44 9:04 9:22 9:54

1:01 1:37 1:52 2:09 2:27 8:38 9:00 9:18 9:35 10:07
10:21
10:35
10:48
11:04
11:21
11:38
11:55
12:13P
12:31
12:48

1:15 1:51 2:06 2:24 2:42 8:52 9:14 9:32 9:49
1:29 2:05 2:20 2:38 2:56 9:07 9:29 9:47 10:03

10:16
10:32
10:49
11:06
11:23
11:41
11:59
12:16P
12:33
12:50

1:42 2:19 2:34 2:52 3:10 9:22 9:44 10:02
10:18
10:35
10:52
11:09
11:27
11:45
12:02P
12:19
12:36
12:53

1:54 2:32 2:48 3:07 3:25 9:38 10:00
10:17
10:34
10:51
11:09
11:27
11:44
12:01P
12:18
12:35
12:51

2:05 2:45 3:01 3:21 3:39 9:55
2:15 2:55 3:12 3:32 3:47 10:12

10:28
10:46
11:04
11:21
11:38
11:55
12:12P
12:28
12:44

2:26 3:06 3:23 3:43 4:01
2:35 3:16 3:33 3:53 4:11
2:42 3:24 3:41 4:01 4:16
2:48 3:31 3:49 4:09 4:27
2:56 3:40 3:58 4:18 4:33 1:05
3:04 3:49 4:07 4:27 4:46 1:22
3:13 3:58 4:16 4:36 4:52 1:07 1:39
3:23 4:08 4:26 4:46 5:05 1:09 1:23 1:55
3:33 4:18 4:36 4:56 5:13 1:07 1:25 1:39 2:12
3:42 4:27 4:46 5:06 5:26 1:00 1:23 1:41 1:55 2:28
3:52 4:37 4:56 5:16 5:33 1:16 1:39 1:57 2:11 2:44
4:00 4:47 5:06 5:26 5:43 1:32 1:55 2:13 2:27 3:00
4:11 4:58 5:17 5:37 5:54 1:48 2:11 2:29 2:45 3:18
4:22 5:09 5:28 5:48 6:05 2:03 2:26 2:45 3:01 3:34
4:33 5:20 5:39 5:59 6:15 2:19 2:42 3:01 3:17 3:50
4:44 5:31 5:50 6:10 6:29 2:35 2:58 3:17 3:33 4:06
4:55 5:42 6:01 6:21 6:36 2:51 3:14 3:33 3:49 4:22
5:07 5:54 6:12 6:32 6:46 3:06 3:30 3:49 4:05 4:38
5:18 6:05 6:23 6:41 6:55 3:21 3:46 4:05 4:21 4:54
5:29 6:16 6:34 6:51 7:05 3:37 4:02 4:21 4:37 5:10
5:40 6:27 6:45 7:02 7:15 3:53 4:18 4:37 4:53 5:26
5:51 6:38 6:56 7:11 7:24 4:09 4:34 4:53 5:09 5:41
6:05 6:51 7:07 7:22 7:35 4:26 4:51 5:10 5:26 5:58
6:28 7:07 7:21 7:36 7:49 4:43 5:08 5:27 5:42 6:14
6:45 7:22 7:36 7:51 8:06 4:56 5:24 5:43 5:58 6:30
7:04 7:40 7:52 8:07 8:20 5:11 5:40 5:59 6:14 6:46
7:23 7:58 8:10 8:24 8:39 5:29 5:58 6:17 6:32 7:04
7:46 8:16 8:28 8:42 8:57 5:49 6:18 6:37 6:52 7:23
8:05 8:34 8:46 9:00 9:14 6:25 6:49 7:07 7:20 7:50
8:24 8:52 9:04 9:17 9:31 7:03 7:22 7:39 7:50 8:19
8:45 9:12 9:24 9:37 9:49 7:35 7:53 8:09 8:20 8:47
9:08 9:35 9:47 10:00

10:20
10:40
11:03
11:33
12:03A
12:35

10:14
10:32
10:52
11:15
11:45
12:15A
12:47

01:23
01:44
02:04
02:27
02:54
03:24
03:59
04:39
05:39

8:05 8:23 8:39 8:50 9:17
9:28 9:55 10:07

10:29
10:52
11:22
11:52
12:24A

10:39P
10:59
11:22
11:52
12:22A
12:54

8:32 8:49 9:04 9:15 9:41
9:50 10:17

10:41
11:12
11:42
12:14A
12:50

□8:57 9:20 9:33 9:44 10:09
10:32
11:09
11:50
12:30A
12:50

10:14
10:48
11:20
11:52
12:28A
12:49

9:31 9:46 9:59 10:09
10:46
11:28
12:08A
12:28
12:47

10:42P
11:19
11:59
12:40A

- B10:01
- 10:51 

11:17P □11:25 
11:42 
11:56 
12:56A

10:23
11:06
11:46
12:06A
12:25

10:36
11:18
11:58
12:18A
12:37

11:11P
11:43
12:19A
12:40

1:00 1:11 11:51 
□ 12:04A 
□ 1:04 

□□2:04 
□□3:04

1:00
1:11 1:21 1:32 1:09 1:18

1:00 1:09 1:31 1:41 1:52 1:25 1:37 1:46 2:08 2:17
1:23 1:32 1:54 2:04 2:15 2:25 2:37 2:46 3:08 3:17
1:50 1:59 2:21 2:31 2:42 3:25 3:37 3:46 4:08 4:17
2:20 2:29 2:51 3:01 3:12
2:55 3:04 3:26 3:36 3:47
3:35 3:44 4:06 4:16 4:27
4:35 4:44 5:06 5:16 5:27
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Lincoln/Venice TOC Area Intersection
Bus Schedule Verification

EVNA
East Venice Neighborhood Association

11/7/19

LA Metro Bus Line 733 LAM - 733(December 16 2018)
12/16/18

currentEastbound

AM (6-9am) Santa Monica 
5:09

LA Union Stnt Travel Time 
1:15

Median Start + Median
5:46 Not eligible6:24 0:37

1 5:29 6:45 1:16 0:38 6:07
2 5:49 7:07 1:18 0:39 6:28
3 6:07 7:28 1:21 0:40 6:47
4 6:26 7:50 1:24 0:42 7:08
5 6:43 8:13 1:30 0:45 7:28
6 7:01 8:33 1:32 0:46 7:47
7 7:20 8:52 1:32 0:46 8:06
8 7:40 9:12 1:32 0:46 8:26
9 8:00 9:32 1:32 0:46 8:46

9:07 Not eligible8:21 9:53 1:32 0:46

Total AM trips 9

PM(3-7pm) Santa Monica 
2:00

LA Union Stnt Travel Time 
1:44

Median Start + Median
2:52 Not eligible3:44 0:52

1 2:14 4:03 1:49 0:54 3:08
2 2:28 4:20 1:52 0:56 3:24
3 2:41 4:35 1:54 0:57 3:38
4 2:54 4:51 1:57 0:58 3:52
5 3:07 5:07 2:00 1:00 4:07
6 3:20 5:24 2:04 1:02 4:22
7 3:32 5:40 2:08 1:04 4:36
8 3:46 5:55 2:09 1:04 4:50
9 4:01 6:09 2:08 1:04 5:05

10 4:16 6:22 2:06 1:03 5:19
11 4:31 6:35 2:04 1:02 5:33
12 4:47 6:48 2:01 1:00 5:47
13 5:03 7:02 1:59 0:59 6:02
14 5:20 7:14 1:54 0:57 6:17
15 5:37 7:27 1:50 0:55 6:32
16 5:54 7:40 1:46 0:53 6:47

7:04 Not eligible6:14 7:55 1:41 0:50

Total PM trips 16

Eastbound Total Trips Intervals Time 420/2525 16.80

Westbound

AM (6-9am) LA Union Stnt Santa Monica 
6:29

Travel Time 
1:18

Median Start + Median
5:50 Not eligible5:11 0:39

1 5:27 6:48 1:21 0:40 6:07
2 5:40 7:04 1:24 0:42 6:22
3 5:51 7:17 1:26 0:43 6:34
4 6:01 7:31 1:30 0:45 6:46
5 6:10 7:45 1:35 0:47 6:57
6 6:18 7:58 1:40 0:50 7:08
7 6:25 8:11 1:46 0:53 7:18
8 6:34 8:24 1:50 0:55 7:29
9 6:43 8:34 1:51 0:55 7:38

10 6:55 8:47 1:52 0:56 7:51
11 7:07 8:59 1:52 0:56 8:03
12 7:21 9:13 1:52 0:56 8:17
13 7:35 9:27 1:52 0:56 8:31
14 7:56 9:44 1:48 0:54 8:50

9:04 Not eligible8:11 9:58 1:47 0:53

Total AM trips 14

PM(3-7pm) Main & 7th Main & Sunset 
3:45

Travel Time 
1:44

Median Start + Median
2:53 Not eligible2:01 0:52

1 2:21 4:04 1:43 0:51 3:12
2 2:41 4:24 1:43 0:51 3:32
3 3:01 4:44 1:43 0:51 3:52
4 3:20 5:04 1:44 0:52 4:12
5 3:42 5:24 1:42 0:51 4:33
6 4:02 5:44 1:42 0:51 4:53
7 4:21 6:05 1:44 0:52 5:13
8 4:42 6:27 1:45 0:52 5:34
9 5:03 6:48 1:45 0:52 5:55

10 5:25 7:09 1:44 0:52 6:17
11 5:48 7:31 1:43 0:51 6:39

7:04 Not eligible6:14 7:54 1:40 0:50

Total PM trips 11

Intervals Time 420/25Total Trips 25 16.80



5:14A 5:23A 5:11A 5:19A 5:30A 5:40A 6:09A4:45A 4:59A 5:33A 5:41A 5:54A 4:55A 5:54A
5:47 5:57 6:135:09 5:24 5:40 5:51 6:02 6:10 5:11 5:27 5:35 6:296:24

6:325:29 5:44 6:00 6:11 6:23 6:31 5:27 5:51 6:04 6:16 6:486:45 5:43
5:49 6:19 6:31 6:48 7:046:04 6:20 6:31 6:43 6:52 7:07 5:40 5:56 6:04
6:07 6:23 6:40 6:51 7:12 6:07 6:16 6:31 6:43 7:00 7:177:03 7:28 5:51
6:26 7:00 7:11 6:01 6:17 6:26 6:55 7:14 7:316:42 7:24 7:33 7:50 6:43

7:07 7:27 7:457:20 6:10 6:356:43 6:59 7:31 7:46 7:56 8:13 6:26 6:53
7:01 7:18 6:18 7:03 7:587:40 7:51 8:06 8:16 6:35 6:44 7:19 7:408:33

7:14 7:30 7:52 8:117:20 7:37 8:00 8:11 8:25 8:52 6:25 6:538:35 6:44
7:57 8:21 8:32 7:02 7:24 7:43 8:05 8:247:40 8:45 ■ 8:55 9:12 6:34 6:53

8:00 8:18 7:12 7:34 7:54 8:15 8:348:42 8:53 9:06 9:15 9:32 6:43 7:02
8:21 6:55 8:07 8:288:39 9:03 9:14 9:27 9:36 9:53 7:14 7:24 7:46 8:47

9:01 7:36 8:19 8:40 8:598:43 9:24 9:35 9:48 7:07 7:26 7:589:57 10:13
10:33
10:54
11:14
11:34
11:54
12:14P
12:34
12:54

9:04 9:45 7:21 7:51 8:12 8:33 8:54 9:139:22 9:56 10:08
10:29
10:49
11:09
11:29
11:49
12:09P
12:29
12:49

10:17
10:38
10:58
11:18
11:38
11:58
12-.18P
12:38
12:58

7:41
8:27 9:089:25 9:43 10:06

10:26
10:46
11:06
11:26
11:46
12:06P
12:26
12:46

10:17
10:37
10:57
11:17
11:37
11:57
12:17P
12:37
12:57

7:35 7:56 8:06 8:47 9:27
9:04 9:449:46 10:04

10:24
10:44
11:04
11:24
11:44
12:03P
12:22
12:42

8:15 8:25 8:44 9:257:56
10:05
10:25
10:45
11:05
11:25
11:44
12:03P
12:23
12:41
12:59

9:00 9:39 9:588:11 8:32 8:42 9:19
8:58 9:16 9:54 10:14

10:29
10:43

8:27 8:48 9:34
9:33 9:49 10:09

10:24
10:42
11:00
11:20
11:41
12:0lP
12:22
12:42

8:44 9:05 9:15
10:05
10:23

9:24 9:34 9:519:03
11:019:53 10:09

10:28
10:48
11:08
11:28
11:49
12:09P
12:29
12:49

9:22 9:43
11:19
11:39
11:59
12:21P
12:42

1:14 9:43 10:04
10:25
10:45
11:05
11:26
11:46
12:06P
12:26
12:46

10:13
10:34
10:54
11:14
11:35
11:55
12:15P
12:35
12:55

10:41
11:011:10 1:19 1:35 10:04

10:24
10:44
11:05
11:25
11:44
12:04P
12:24
12:44

11:211:06 1:17 1:30 1:39 1:55
11:411:00 1:24 1:35 1:48 2:141:57
12:02P
12:22
12:42

1:18 1:42 1:53 2:06 2:15 2:32
1:022:25 2:511:16 1:35 2:00 2:11 2:34

1:02 1:221:33 1:52 2:18 2:29 2:43 2:52 3:09
1:02 1:223:00 3:09 3:26 1:421:48 2:08 2:35 2:46
1:221:09 1:42 2:022:00 2:22 2:51 3:03 3:18 3:27 3:44

1:15 1:29 1:42 2:022:14 2:36 3:07 3:20 3:36 3:46 4:03 1:06 2:22
2:023:52 4:02 4:20 1:26 1:35 1:49 2:24 2:442:28 2:50 3:22 3:35 1:04

2:09 2:232:41 3:50 4:07 4:17 4:35 1:23 1:45 1:54 2:45 3:053:03 3:36
2:14 2:29 2:43 3:05 3:262:54 3:17 3:51 4:05 4:22 4:32 4:51 1:42 2:04

2:01 2:49 3:033:31 4:06 4:20 4:48 5:07 2:24 2:34 3:25 3:453:07 4:37
4:53 5:04 2:21 2:54 3:09 3:23 3:44 4:043:20 3:45 4:21 4:35 5:24 2:44

3:32 2:41 3:15 3:29 3:43 4:043:57 4:33 4:50 5:08 5:20 5:40 3:04 4:24
4:034:12 5:35 5:55 3:01 3:24 3:35 3:49 4:24 4:443:46 4:48 5:05 5:23

4:01 5:03 5:20 5:50 3:20 3:43 3:55 4:09 4:23 4:444:27 5:38 6:09 5:04
4:43 5:044:16 5:18 5:35 6:04 6:22 4:04 4:15 4:29 5:244:42 5:53 3:42

5:50 6:07 6:17 6:35 4:02 4:35 4:49 5:03 5:244:31 4:57 5:33 4:24 5:44
4:55 5:244:47 5:13 6:05 6:21 6:31 6:48 4:21 4:44 5:10 5:45 6:055:48

5:29 6:04 6:20 7:02 5:05 5:17 5:32 5:46 6:07 6:275:03 6:36 6:45 4:42
5:46 6:20 6:35 6:50 6:59 7:14 5:27 5:39 5:54 6:08 6:29 6:485:20 5:03

7:27 6:01 6:506:03 6:50 7:04 7:12 5:25 5:49 6:16 6:29 7:095:37 6:35
7:18 7:26 6:12 6:52 7:12 7:315:54 6:20 6:51 7:05 7:40 5:48 6:24 6:39

6:14 7:167:08 7:20 7:33 7:41 7:55 6:36 6:48 7:03 7:35 7:546:14 6:39
8:017:55 8:09 6:41 7:14 7:29 7:42 8:207:23 7:35 7:47 7:036:32 6:55

8:097:43 7:57 8:27 8:456:50 7:13 7:39 7:51 8:03 8:11 8:25 7:12 7:33
8:368:25 8:537:11 7:58 8:09 8:21 8:29 8:43 7:44 8:03 8:12 9:107:34

8:528:29 8:41 8:49 9:03 8:12 8:30 8:39 9:03 9:20 9:377:34 7:56 8:18
9:208:49 9:01 9:09 9:22 9:07 9:31 9:47 10:04

10:28
10:56
11:35
12:17A

8:16 8:38 8:42 8:597:56
9:34 9:568:38 9:10 9:22 9:30 9:43 9:26 9:46 10:128:19 8:59 9:09

10:16
10:57
11:39

10:26
11:06
11:48

10:04
10:46
11:28

10:419:01 9:20 9:31 9:42 9:50 10:03
10:23
10:47
11:10
11:37
12:06A
12:36

9:39 9:568:42 I
11:20
12:02A

9:22 9:52 10:03 

10:27 

10:50 

11 :18 

11:47 

12:17A

10:10
10:34
10:57
11:25
11:54

12:24A
12:58

10:21 10:389:04 9:41
11 :04 11:219:29 9:47 10:06 10:16

10:40
11:08
11:37
12:07A

10:13
10:42
11:13
11:43
12:17A

10:319:55
10:59
11:29
11:59
12:33A

10:26
10:57
11:28
12:02A 12:41 12:51 1:10

RVENICESANTA

MONICA
VENICE

Monday through Friday 733Effective Dec 16 2018
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Lincoln/Venice TOC Area Intersection 
Bus Schedule Verification 

11/7/19

EVNA
East Venice Neighborhood Association

Big Blue Bus Route 3 BBB - 3(Septmber 16 2018 to March 16 2019)

9/16/18
3/16/19Northbound

AM (6-9am) Aviation Arizona Travel Time 
0:39

Median Start + Median Schedule Date 
16-Sep-185:42 Not eligible5:23 6:02 0:19

1 5:45 6:27 0:42 0:21 6:06
2 6:05 6:50 0:45 0:22 6:27

In Blue are trip extrapolated 
from the schedule follwing 

the intervals indicated on 
the schedule (e.g. 10 min., 
12 min., 14 min., 15 min., 

20 min.

3 6:26 7:17 0:51 0:25 6:51
4 6:40 7:37 0:57 0:28 7:08
5 7:00 8:02 1:02 0:31 7:31
6 7:15 8:19 1:04 0:32 7:47
7 7:35 8:39 1:04 0:32 8:07
8 7:55 8:59 1:04 0:32 8:27
9 8:15 9:17 1:02 0:31 8:46

9:06 Not eligible8:35 9:37 1:02 0:31

Total AM trips 9

PM(3-7pm) Aviation Arizona Travel Time 
0:59

Median Start + Median
2:44 Not eligible2:15 3:14 0:29

1 2:35 3:34 0:59 0:29 3:04
2 2:55 3:54 0:59 0:29 3:24
3 3:15 4:14 0:59 0:29 3:44
4 3:35 4:34 0:59 0:29 4:04
5 3:55 4:54 0:59 0:29 4:24
6 4:15 5:14 0:59 0:29 4:44
7 4:35 5:34 0:59 0:29 5:04
8 4:55 5:54 0:59 0:29 5:24
9 5:15 6:14 0:59 0:29 5:44

10 5:35 6:34 0:59 0:29 6:04
11 5:55 6:54 0:59 0:29 6:24
12 6:15 7:11 0:56 0:28 6:43

7:03 Not eligible6:35 7:31 0:56 0:28

Total PM trips 12

Intervals Time 420/21Northbound Total Trips 21 20.00

Southbound

AM (6-9am) Arizona Aviation Travel Time 
0:40

Median Start + Median
5:40 Not eligible5:20 6:00 0:20

1 5:50 6:30 0:40 0:20 6:10
2 6:20 7:06 0:46 0:23 6:43
3 6:48 7:34 0:46 0:23 7:11
4 7:08 7:59 0:51 0:25 7:33
5 7:28 8:19 0:51 0:25 7:53
6 7:48 8:46 0:58 0:29 8:17
7 8:08 9:06 0:58 0:29 8:37
8 8:28 9:26 0:58 0:29 8:57

9:17 Not eligible8:48 9:46 0:58 0:29

Total AM trips 8

PM(3-7pm) Aviation Arizona Travel Time 
1:14

Median Start + Median
2:42 Not eligible2:05 3:19 0:37

1 2:25 3:39 1:14 0:37 3:02
2 2:45 4:04 1:19 0:39 3:24
3 3:05 4:28 1:23 0:41 3:46
4 3:25 4:48 1:23 0:41 4:06
5 3:45 5:06 1:21 0:40 4:25
6 4:05 5:26 1:21 0:40 4:45
7 4:25 5:46 1:21 0:40 5:05
8 4:45 6:06 1:21 0:40 5:25
9 5:05 6:26 1:21 0:40 5:45

10 5:25 6:46 1:21 0:40 6:05
11 5:45 7:06 1:21 0:40 6:25
12 6:05 7:22 1:17 0:38 6:43

7:03 Not eligible6:25 7:42 1:17 0:38

Total PM trips 12

Intervals Time 420/20Southbound Total Trips 20 21.00



LINCOLN BLVD

4SANTA
MONICA

Wilshire

‘D
Arizona
Santa Monica Blvd

not to scale
Broadway

®Colorado Timepoint 
Punto de TiempoDowntown Santa Monica Station

-Expo Line

© Metro Rail Station 

Estacion de Metro Rail
PicoSanta Monica 

High School ■

: Ocean Park Blvd
/ JNCQOlympic 

High School ■
Bus-only Lane Weekdays 

Carril de Autobus Entre 

Semana

■
Ozone
Rose

VENICE Animo Venice 
• Charter High School

e Venice Blvd

THE FASTEST WAY 
TO/FROM LAX 

LA FORMA MAS RAPIDA 
A/DESDE LAX<pu&

Route 3 drops you off at the LAX 

City Bus Center where you can 

catch Lot C Shuttle directly to 

your terminal. Lot C Shuttle runs 

every 5-10 minutes.

La Ruta 3 lo descarga en el Centro 

de Autobuses de LAX donde puede 

abordar el "Lot C Shuttle" direct- 
amente a su terminal. "Lot C 

Shuttle" corre cada 5-10 minutos.

~ Washington

MARINA 
DEL REY

Jefferson
Loyola 
Marymount 
University VISTA
Manchester

PLAYA

o/ CD LAX City Bus Center
-Metro Bus 
-Culver City Bus 
-Torrance Transit 
-Beach Cities Transit 
-LAX Lot C Shuttle

Westchester 
Enriched 
Sciences 
Magnets

CD

WESTCHESTER CDtn
Sky Way

CT Bellanca
•_ Bright Star 

Secondary 
Academy

*B
96th ^ ^

Los Angeles Century 5 
International 
Airport (LAX) o

CD

EL SEGUNDO Imperial
(a©

I
Aviation Station
-Metro Green Line 
-Metro Bus 
-Culver City Bus 
-Gardena Bus 
-Beach Cities Transit 
-LAX Shuttle "G"

EFFECTIVE DATE: SEPTEMBER 16, 2018



Good Bus Karma
TMI! TMI! Save the cell phone calls 
until you get off the bus.

ALL PM 
TIMES IN 

BOLD

ROUTE

EFFECTIVE DATE: SEPTEMBER 16, 2018

AVIATION STATION GREEN LINE
TO DOWNTOWN SANTA MONICA
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7:08 7:13 7:27 7:41 7:48 7:59
7:28 7:33 7:47 8:01 8:08 8:19
7:48 7:54 8:11 8:26 8:34 8:46
8:08 8:14 8:31 8:46 8:54 9:06
8:28 8:34 8:51 9:06 9:14 9:26
8:48 8:54 9:11 9:26 9:34 9:46
9:08 9:14 9:31 9:46 9:54 10:06
9:28 9:34 9:51 10:06 10:14 10:26
9:48 9:54 10:11 10:26 10:34 10:46

10:08 10:14 10:33 10:48 10:56 11:09
10:26 10:32 10:51 11:06 11:14 11:27
10:46 10:52 11:11 11:26 11:34 11:47
11:06 11:12 11:31 11:46 11:54 12:07
11:25 11:31 11:50 12:05 12:13 12:26
11:45 11:51 12:10 12:25 12:33 12:46
12:05 12:11 12:30 12:45 12:53 1:06
12:25 12:32 12:54 1:09 1:17 1:30
12:45 12:52 1:14 1:29 1:37 1:50
1:05 1:13 1:37 1:53 2:01 2:15
1:25 1:33 1:57 2:13 2:21 2:35
1:45 1:53 2:19 2:36 2:44 2:59
2:05 2:13 2:39 2:56 3:04 3:19
2:25 2:33 2:59 3:16 3:24 3:39
2:45 2:53 3:21 3:39 3:48 4:04
3:05 3:13 3:43 4:02 4:11 4:28
3:25 3:33 >4:03 >4:22 >4:31 4:48
3:45 3:53 >4:21 >4:40 >4:49 5:06
4:05 4:13 >4:41 >5:00 >5:09 5:26
4:25 4:33 >5:01 >5:20 >5:29 5:46
4:45 4:53 >5:21 >5:40 >5:49 6:06
5:05 5:13 >5:41 >6:00 >6:09 6:26
5:25 5:33 >6:01 >6:20 >6:29 6:46
5:45 5:53 >6:21 >6:40 >6:49 7:06
6:05 6:12 >6:39 >6:57 >7:06 7:22
6:25 6:32 >6:59 >7:17 >7:26 7:42
6:45 6:52 >7:18 >7:35 >7:44 7:58
7:05 7:12 7:38 7:55 8:04 8:18
7:25 7:32 7:56 8:11 8:20 8:33
7:45 7:52 8:12 8:26 8:34 8:46
8:05 8:12 8:31 8:44 8:51 9:01
8:25 8:32 8:51 9:04 9:11 9:21
8:45 8:51 9:08 9:20 9:26 9:35
9:10 9:16 9:33 9:45 9:51 10:00
9:40 9:46 10:03 10:15 10:21 10:30

10:10 10:16 10:33 10:45 10:51 11:00
10:40 10:46 11:01 11:11 11:17 11:26
11:10 11:16 11:31 11:41 11:47 11:56
11:45 11:51 12:06 12:16 12:22 12:31
12:25 12:31 12:46 12:56 1:02 1:11

ALL PM 
TIMES IN 

BOLD

ROUTE

> Trips use the bus-only lane and may depart up to 8 
minutes earlier than time indicated./Viajes usan el carril del autobus 
y pueden salir hasta 8 minutos antes del tiempo indicado.

EFFECTIVE DATE: SEPTEMBER 16, 2018

DOWNTOWN SANTA MONICA TO
AVIATION STATION GREEN LINE
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Lincoln/Venice TOC Area Intersection 
Bus Schedule Verification 

11/7/19

EVNA
East Venice Neighborhood Association

Big Blue Bus Route RAPID 3 BBB - R3(Septmber 16 2018 to March 16 2019)
9/16/18
3/16/19Northbound

AM (6-9am) Travel Time 
0:36

Median Start + Median Schedule Effective Date: 
16-Sep-18

Aviation Arizona
5:53 Not eligible5:35 6:11 0:18

1 5:48 6:24 0:36 0:18 6:06
2 6:00 6:40 0:40 0:20 6:20

In Blue are trip extrapolated 
from the schedule follwing 

the intervals indicated on 
the schedule (e.g. 10 min., 
12 min., 14 min., 15 min., 

20 min.

3 6:12 6:55 0:43 0:21 6:33
4 6:24 7:07 0:43 0:21 6:45
5 6:35 7:21 0:46 0:23 6:58
6 6:45 7:31 0:46 0:23 7:08
7 6:55 7:45 0:50 0:25 7:20
8 7:02 7:58 0:56 0:28 7:30
9 7:10 8:11 1:01 0:30 7:40

10 7:20 8:25 1:05 0:32 7:52
11 7:30 8:35 1:05 0:32 8:02
12 7:40 8:45 1:05 0:32 8:12
13 7:50 8:55 1:05 0:32 8:22
14 8:00 9:05 1:05 0:32 8:32
15 8:10 9:15 1:05 0:32 8:42
16 8:21 9:23 1:02 0:31 8:52

9:02 Not eligible8:33 9:31 0:58 0:29

Total AM trips 16

PM(3-7pm) Travel Time 
0:51

Median Start + MedianAviation Arizona
2:59 Not eligible2:34 3:25 0:25

1 2:49 3:40 0:51 0:25 3:14
2 3:04 3:55 0:51 0:25 3:29
3 3:19 4:10 0:51 0:25 3:44
4 3:34 4:25 0:51 0:25 3:59
5 3:49 4:40 0:51 0:25 4:14
6 4:03 4:54 0:51 0:25 4:28
7 4:17 5:08 0:51 0:25 4:42
8 4:31 5:22 0:51 0:25 4:56
9 4:45 5:36 0:51 0:25 5:10

10 4:59 5:50 0:51 0:25 5:24
11 5:13 6:04 0:51 0:25 5:38
12 5:27 6:18 0:51 0:25 5:52
13 5:42 6:33 0:51 0:25 6:07
14 5:57 6:48 0:51 0:25 6:22
15 6:12 7:01 0:49 0:24 6:36
16 6:30 7:15 0:45 0:22 6:52

7:22 Not eligible7:00 7:45 0:45 0:22

Total PM trips 16

Intervals Time 420/32Northbound Total Trips 32 13.13

Southbound

AM (6-9am) Travel Time Median Start + MedianArizona Aviation
1 6:32 7:15 0:43 0:21 6:53
2 6:47 7:32 0:45 0:22 7:09
3 7:02 7:47 0:45 0:22 7:24
4 7:16 8:03 0:47 0:23 7:39
5 7:29 8:16 0:47 0:23 7:52
6 7:42 8:33 0:51 0:25 8:07
7 7:54 8:45 0:51 0:25 8:19
8 8:06 8:57 0:51 0:25 8:31
9 8:19 9:10 0:51 0:25 8:44

10 8:34 9:25 0:51 0:25 8:59
9:14 Not eligible8:49 9:40 0:51 0:25

Total AM trips 10

PM(3-7pm) Travel Time 
1:05

Median Start + MedianAviation Arizona
2:50 Not eligible2:18 3:23 0:32

1 2:28 3:33 1:05 0:32 3:00
2 2:39 3:49 1:10 0:35 3:14
3 2:50 4:00 1:10 0:35 3:25
4 3:00 4:10 1:10 0:35 3:35
5 3:10 4:20 1:10 0:35 3:45
6 3:20 4:30 1:10 0:35 3:55
7 3:30 4:40 1:10 0:35 4:05
8 3:40 4:50 1:10 0:35 4:15
9 3:50 5:00 1:10 0:35 4:25

10 4:00 5:10 1:10 0:35 4:35
11 4:10 5:20 1:10 0:35 4:45
12 4:20 5:30 1:10 0:35 4:55
13 4:30 5:40 1:10 0:35 5:05
14 4:40 5:50 1:10 0:35 5:15
15 4:50 6:00 1:10 0:35 5:25
16 5:00 6:10 1:10 0:35 5:35
17 5:10 6:20 1:10 0:35 5:45
18 5:20 6:30 1:10 0:35 5:55
19 5:30 6:40 1:10 0:35 6:05
20 5:40 6:50 1:10 0:35 6:15
21 5:50 7:00 1:10 0:35 6:25
22 6:00 7:10 1:10 0:35 6:35
23 6:15 7:30 1:15 0:37 6:52

7:07 Not eligible6:30 7:45 1:15 0:37

Total PM trips 23

Intervals Time 420/33Southbound Total Trips 33 12.73



LINCOLN BLVD

rapid

4iWilshire
SANTA
MONICA

Arizonaa
co"© Santa Monica Blvd not to scale

o -o

D
vv Downtown Santa Monica Station

.Expo Line
• Pico

Santa Monica 
High School

Big Blue Bus Stop 

Parada de Big Blue Bus
Colorado

® Timepoint 
Punto de Tiempo

Ocean Park Blvd (J) Metro Rail Station 

Estacion de Metro RailOlympic. 
High School

Ozone muNce
Rose Bus-Only Lane Weekdays 

Carril de Autobus Entre 

Semana
Broadway.
California Charter High Sch001 

Venice Blvd

Animo Venice

)

THE FASTEST WAY 
TO/FROM LAX 

LA FORMA MAS RAPIDA 
A/DESDE LAX

°°
VENICE

Washington
Marina Points _ Maxella

Rapid 3 drops you off at the LAX 

City Bus Center where you can 

catch Lot C Shuttle directly to 

your terminal. Lot C Shuttle runs 

every 5-10 minutes.

El Rapid 3 lo descarga en el 

Centro de Autobuses de LAX donde 

puede abordar el "Lot C Shuttle" 

directamente a su terminal. "Lot C 

Shuttle" corre cada 5-10 minutos.

MindanaoMARINA 
DEL REY PLAYAn Jefferson

Loyola
g Marymount University

85th St
Q° Manchester

VISTA

CD

/ CD

Westchester
Enriched
Sciences
Magnets

WESTCHESTER
cn

LAX City Bus Center
-Metro Bus 
-Culver City Bus 
-Torrance Transit 
-Beach Cities Transit 
-LAX Lot C Shuttle

Sky Way

« «
96 th =

BellancaLos Angeles 
International 
Airport (LAX) i=3

« Century g Bright Star 
Secondary 

= Academy

CD

ELSEGUNDO Imperial ■<

A

Aviation Station
-Metro Green Line 
-Metro Bus 
-Culver City Bus 
-Gardena Bus 
-Beach Cities Transit 
-LAX Shuttle "G"

EFFECTIVE DATE: SEPTEMBER 16, 2018



6:35 6:45 7:01 7:21
6:45 6:55 7:11 7:31
6:55 7:06 7:23 7:45
7:02 7:13 7:35 7:58
7:10 7:22 7:46 8:11
7:20 7:32 8:00 8:25
7:30 7:42 8:10 8:35
7:40 7:52 8:20 8:45
7:50 8:02 8:30 8:55
8:00 8:12 8:40 9:05
8:10 8:22 8:50 9:15
8:21 8:32 8:58 9:23
8:33 8:44 9:07 9:31
8:45 8:56 9:19 9:43
8:57 9:08 9:31 9:55
9:10 9:21 9:44 10:08
9:22 9:32 9:52 10:16
9:34 9:44 10:04 10:28

Then service every 15 minutes at:
04 14 32 55
19 29 47 10
34 :44 02 25
49 59 17 40

Until:
3:04 3:14 3:32 3:55
3:19 3:29 3:47 4:10
3:34 3:44 4:02 4:25
3:49 3:59 4:17 4:40

Then service every 14 minutes until:
5:27 5:37 5:55 6:18
5:42 5:52 6:10 6:33
5:57 6:07 6:25 6:48
6:12 6:22 6:39 7:01
6:30 6:39 6:55 7:15
7:00 7:09 7:25 7:45
7:30 7:39 7:54 8:13

EFFECTIVE DATE: SEPTEMBER 16, 2018

ALL PM 
TIMES IN 

BOLD

RAPID

AVIATION STATION GREEN LINE
TO DOWNTOWN SANTA MONICA

t— vj- O
 LO

V O
O

'O
'O

C
^

BU
O

ZjJV

O
 O

n C
SI LO

 
✓K 

LO O
 C

N
J C

O

Vr 
10 <j <j <j <j

Li
nc

ol
n 

&
 

W
as

hi
ng

to
n

[Zl 4eg] 
| 

cooo' 
jatuaosnafS) 

^
 °

 C'J ̂
 

AtPXVlT 
1™

'0'0'0 m

A
vi

at
io

n
St

at
io

n
(B

ay
 1)

LO
C

O
O

C
N

Jsf 

Y 
LO LO O

 O
 <5 C

M

W
EE

K
D

A
Y 

D
U

R
A

N
TE

 LA
 S

EM
A

N
A



7:42 7:48 8:04 8:22 8:33
7:54 8:00 8:16 8:34 8:45
8:06 8:12 8:28 8:46 8:57
8:19 8:25 8:41 8:59 9:10
8:34 8:40 8:56 9:14 9:25
8:49 8:55 9:11 9:29 9:40

Then service every 15 minutes at:
:04 :10 :26 :44 :55
:19 :25 :41 :59 :10
:34 :40 :56 :14 :25
:49 :55 :11 :29 :40

Until:
11:03 11:09 11:26 11:44 11:56
11:18 11:24 11:41 11:59 12:11
11:33 11:39 11:56 12:14 12:26
11:48 11:54 12:11 12:29 12:41
12:03 12:10 12:28 12:47 12:58
12:18 12:25 12:43 1:02 1:13
12:33 12:40 12:58 1:17 1:28
12:48 12:55 1:13 1:32 1:43

1:03 1:10 1:28 1:47 1:58
1:18 1:25 1:43 2:02 2:13
1:33 1:40 2:00 2:20 2:32
1:48 1:55 2:15 2:35 2:47
2:03 2:11 2:34 2:55 3:08
2:18 2:26 2:49 3:10 3:23
2:28 2:36 2:59 3:20 3:33
2:39 2:47 3:13 3:35 3:49
2:50 2:58 3:24 3:46 4:00

Then service every 10 minutes until:
6:15 6:23 >6:51 >7:15 7:30
6:30 6:38 >7:06 >7:30 7:45
6:45 6:52 >7:18 >7:40 7:54
7:00 7:07 7:31 7:52 8:05
7:15 7:22 7:44 8:03 8:15
7:35 7:42 8:04 8:23 8:35
7:55 8:01 8:20 8:38 8:49
8:15 8:21 8:37 8:54 9:05
8:35 8:41 8:57 9:14 9:25

DOWNTOWN SANTA MONICA TO
AVIATION STATION GREEN LINE

> Trips use the bus-only lane and may depart up to 8 
minutes earlier than time indicated./Viajes usan el carril 
de autobus y pueden salir hasta 8 minutos antes del tiempo 
indicado.ALL PM 

TIMES IN 
BOLD

RAPID

EFFECTIVE DATE: SEPTEMBER 16, 2018
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Case # DIR-2019-4920-TOC Appeal Supporting Material

4. APPENDIX D

Reference Materials of Connect SoCal, Draft 2020 RTP/SCS Transit Technical Appendix 
supporting Contestation of TOC Tier Assignment:

case # DIR-2019-4920-TOC,

as conferred by PAR-2019-3781-TOC

and based on erroneous assignment of Tier 2 status to the Major Transit Stop at Venice Blvd. 
and Lincoln Blvd.



The following will be included in the forthcoming Connect SoCal, Draft 2020 RTP/SCS Transit 

Technical Appendix.

HIGH QUALITY TRANSIT CORRIDORS AND MAJOR TRANSIT STOPS

BACKGROUND

The Sustainable Communities and Climate Protection Act of 2008, Senate Bill (SB) 375, requires that 
Metropolitan Planning Organizations (MPOs) develop a Sustainable Communities Strategy (SCS) to reduce 
per capita greenhouse gas emissions through integrated transportation, land use, housing and 
environmental planning. SB 375 creates incentives for residential or mixed-use residential projects that 
may be exempt from, or subject to a limited review of, the California Environmental Quality Act (CEQA), 
provided they are consistent with the MPO's adopted SCS. These "transit priority projects" must, among 
other criteria, be located within one-half mile of a major transit stop or high-quality transit corridor 
(HQTC).

SB 743, signed into law in 2013, provides further opportunities for CEQA exemption and streamlining to 
facilitate transit oriented development (TOD). Specifically, certain types of projects within "transit priority 
areas" (TPAs) can benefit from a CEQA exemption if they are consistent with an adopted specific plan and 
the SCS. A TPA is an area within one-half mile of a major transit stop that is existing or planned, if the 
planned stop is scheduled to be completed within the planning horizon included in a Federal 
Transportation Improvement Program (FTIP).

STATUTORY DEFINITIONS

California statute defines major transit stop and high quality transit corridor as follows.

CA Pub. Res. Code § 21155(b)
For purposes of this chapter, a transit priority project shall (1) contain at least 50 percent 
residential use, based on total building square footage and, if the project contains between 26 
percent and 50 percent nonresidential uses, a floor area ratio of not less than 0.75; (2) provide a 
minimum net density of at least 20 dwelling units per acre; and (3) be within one-half mile of a 
major transit stop or high-quality transit corridor included in a regional transportation plan. A 
major transit stop is as defined in Section 21064.3, except that, for purposes of this section, it also 
includes major transit stops that are included in the applicable regional transportation plan. For 
purposes of this section, a high-quality transit corridor means a corridor with fixed route bus 
service with service intervals no longer than 15 minutes during peak commute hours. A project 
shall be considered to be within one-half mile of a major transit stop or high-quality transit 
corridor if all parcels within the project have no more than 25 percent of their area farther than 
one-half mile from the stop or corridor and if not more than 10 percent of the residential units or 
100 units, whichever is less, in the project are farther than one-half mile from the stop or corridor.
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CA Pub. Res. Code § 21064.3
"Major transit stop" means a site containing an existing rail transit station, a ferry terminal served 
by either a bus or rail transit service, or the intersection of two or more major bus routes with a 
frequency of service interval of 15 minutes or less during the morning and afternoon peak 
commute periods.

METHODOLOGY

For planning and SCS purposes, SCAG identifies a "high quality transit area" as generally a walkable transit 
village or corridor that is within one-half mile of a major transit stop or HQTC as defined in statute. SCAG's 
technical methodology for identifying HQTCs and major transit stops is based on input from the Regional 
Transit Technical Advisory Committee (RTTAC), as well as consultation with local agencies, other large 
MPOs in California, and the Governor's Office of Planning and Research. The methodology and 
assumptions are discussed below. This methodology may be periodically updated to incorporate revisions 
or clarifications. Questions should be directed to Steve Fox, at fox@scag.ca.gov, or Philip Law, at 
law@scag.ca.gov.

SCAG maps and data depicting HQTCs and major transit stops are intended for planning purposes only. 
SCAG shall incur no responsibility or liability as to the completeness, currentness, or accuracy of this 
information. SCAG assumes no responsibility arising from use of this information by individuals, 
businesses, or other public entities. The information is provided with no warranty of any kind, expressed 
or implied, including but not limited to the implied warranties of merchantability and fitness for a 
particular purpose.

Existing HQTCs and Major Transit Stops

SCAG updates its inventory of existing major transit stops and HQTCs with the adoption of a new Regional 
Transportation Plan (RTP) and SCS, once every four years. Data for the existing ("base year") condition 
for the RTP/SCS are typically obtained several years before plan adoption. The base year transit network 
for Connect SoCal, the 2020 RTP/SCS, is based primarily on data for 2016. This inventory of existing major 
transit stops and HQTCs is therefore only a snapshot in time as of 2016, and does not reflect the existing 
levels of transit service for any other timeframe.

<insert map of 2016 Base Year "existing" major transit stops and high quality transit corridors>

Transit agencies make adjustments to bus service on a regular basis. Therefore, given the limitations of 
the RTP/SCS base year transit network, local jurisdictions should consult with the appropriate transit 
provider(s) to obtain the latest information on existing transit routes, stop locations, and service intervals 
before making determinations regarding CEQA exemption or streamlining. It is the responsibility of the 
lead agency under CEQA to determine if a project meets statutory requirements.

Stop-Based Analysis

SCAG calculates peak commute bus service intervals at the stop level using schedule data published by 
transit agencies in the General Transit Feed Specification (GTFS) format (see for example,
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www.transitfeeds.com). An HQTC therefore comprises or is determined by the qualifying stops on an 
individual bus route.

Peak Period Bus Service Interval (Frequency)

To determine whether the peak commute bus service interval (also called frequency) meets the statutory 
threshold of 15 minutes or less, SCAG uses the peak period defined in its regional travel demand model. 
The morning peak is defined as 6am to 9am and the afternoon peak is defined as 3pm to 7pm. A transit 
operator may have a different, board-adopted or de facto peak period; in such cases SCAG will accept 
requests to use operator-specific peak-hour periods on a case-by-case basis.

SCAG uses the total population of bus trips during the combined seven-hour morning and afternoon peak 
periods to determine the peak frequency at a bus stop. This is done for each bus route, by direction. The 
peak frequency is calculated by dividing 420 minutes (the seven-hour peak converted to minutes) by the 
total peak bus trips. This average frequency should be 15 minutes or less in order to qualify. The threshold 
is strict, at 15.0 minutes.

Directional Frequency

A bus route must only meet the 15-minute service interval threshold in one direction to qualify as an 
HQTC. This is based on RTTAC feedback that transit agencies often operate very peak-directional service 
or operate predominantly one-way service on a corridor.

Corridors with Multiple Overlapping Bus Routes

Separate but overlapping bus routes that do not individually meet the 15-minute threshold may not be 
combined in order to qualify as an HQTC. However, based on RTTAC feedback, there are certain corridors 
where overlapping "line families" or local/bus rapid transit (BRT) lines are intended to function as one bus 
route. On these corridors, transit riders typically board the first bus available, whether it be a local, 
express, or BRT line. For these line families or local/BRT corridors, SCAG uses the combined routes to 
calculate the frequency.

Route Alignment

The entire alignment of a bus route, based on the stops that meet the 15-minute peak frequency 
threshold, is considered an HQTC. This would include, for example, express bus services that operate 
along freeways where there are no stops along the freeway right-of-way.

Major Transit Stops and Intersecting Service Transfer Zones

As defined in statute, major transit stops include the intersection of two or more HQTCs. For purposes of 
transferring between intersecting service, SCAG uses a 500-foot buffer to determine a major transit stop. 
In other words, two intersecting HQTCs must have stops that are within 500 feet of each other to qualify 
as a major transit stop. A 500-foot buffer is assumed to be a reasonable limit to the distance that a transit

3
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patron would walk to transfer between bus routes. It is also consistent with the Metro Transfers Design 
Guide definition of a transfer zone.

Amtrak Stations and Ferry Stations

Amtrak intercity passenger rail stations with only limited long-distance service are not automatically 
included as a major transit stop unless requested by a local agency. Similarly, ferry stations with seasonal 
and/or non-commuter based service (and that are served by bus or rail transit) are not automatically 
included as a major transit stop unless requested by a local agency.

Planned HQTCs and Major Transit Stops

Planned HQTCs and major transit stops are future improvements that are expected to be implemented 
by transit agencies by the RTP/SCS horizon year of 2045. These are assumed by definition to meet the 
statutory requirements of an HQTC or major transit stop. SCAG updates its inventory of planned major 
transit stops and HQTCs with the adoption of a new RTP/SCS, once every four years. However, transit 
planning studies may be completed by transit agencies on a more frequent basis than the RTP/SCS is 
updated by SCAG. Local jurisdictions should consult with the appropriate transit provider(s) to obtain the 
latest information on planned transit routes, stop locations, and service intervals/frequencies before 
making determinations regarding CEQA exemption or streamlining.

<insert map of planned (2045) major transit stops and high quality transit corridors>
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Case # DIR-2019-4920-TOC Appeal Supporting Material

5. EXHIBIT E

Materials supporting Contestation of Reduce Setback:

in case # DIR-2019-4920-TOC,

and based on anomalous granting of Reduced Front Yard setback.

Properties information for all R4-1XL Lots on Venice Blvd between Lincoln Blvd and Walgrove 
Avenue. The data want to highlight the fact that only 1 residential property with a building 
dated 1928 does not meet the required minimum setback of 15-feet.

The property at 1616 Venice Blvd. is adjacent to the new development and it is the only reason 
a reduced setback is granted to the Project.

The building on this one property is dated from 1928, it is a Multi-Dwelling 2-story building with 
16 RSO Unit that cultural significance to the Venice Community, housing a large mural of Allen 
Sarlo, a professional Venice DogTown Surfer greatly admired by the Venice Surfer Community.



Lincoln to Walgrove Properties DataEVNA 4-26-2020

Lincoln Blvd to Walgrove Avenue Property Info - R4-1XL (High Medium Residential)

South 36 lots = 22 properties

Address Year Built # Units # Bedroom #Bath Lot Size Front Setback Front Setback 
(approximate) from Sidewalk

ASP RSO - 
Yes/No

SQFT ZONE Notes

Lincoln Blvd.

14'-9" 16'-9"1140 4236001021 1986 40 33 40 No 18,435 30,355 R4-1XL
15'-0" 17'-0"1146 4236001014 1952 4 4 4 Yes 4,489 3,116 R4-1XL
15'-0" 17'-0"1150 4236001015 1952 4 4 4 Yes 4,442 3,116 R4-1XL

Penmar Avenue

14'-9" 16'-9"1202 4236003001 1952 4 6 4 Yes 4,248 5,986 R4-1XL
15'-9" 17'-9"1208 4236003019 1988 32 52 52 No 29,080 12,214 R4-1XL
15'-0" 17'-0"1216 4236003018 1990 48 48 48 No 36,618 18,242 R4-1XL

Walnut Avenue

2400 Walnut 15'-3" 17'-3"4236003015 1988 9 13 13 No 7,260 5,867 R4-1XL
33'-3" 35'-3" Assessor Info do not match what is built1306 4236003009 1949 1 2 1 No 930 5,956 R4-1XL
33'-3" 35'-3"1310 4236003010 1968 17 18 18 Yes 9,328 5,956 R4-1XL
14'-9" 16'-9"1316 4236003011 1966 7 8 8 Yes 5,184 5,954 R4-1XL
15'-0" 17'-0"1320 4236003017 1987 31 52 51 No 25,500 11,916 R4-1XL

Glyndon Avenue

14'-6" 16'-6"1400 4236006026 1988 31 37 48 No 25,560 11,822 R4-1XL
17'-3" 19'-3"1410 4236006003 1969 7 9 9 Yes 6,103 5,956 R4-1XL
15'-0" 17'-0"1420 4236006022 1989 31 41 41 No 27,539 11,913 R4-1XL
15'-0" 17'-0" Assessor Info do not match what is built1426 4236006006 1950 1 2 1 Yes 5,856 1,169 R4-1XL

Louella Avenue

15'-0" 17'-0"1500 4236006021 1985 9 11 14 No 7,512 5,850 R4-1XL
15'-0" 17'-0"1506 4236006027 1988 47 50 58 No 37,630 17,885 R4-1XL
15'-3" 17'-3"1520 4236006011 1963 6 15 6 Yes 6,208 5,962 R4-1XL

2407 Glencoe 40'-0" 42'-0" Assessor Info do not match what is built4236006012 1921 1 1 1 Yes 512 5,963
? ? Back House 2 houses on the lot4236006012 1929 1 Yes 1,527

Glencoe Avenue

survey (no info) demo Proposed Development1600 4236006013 1947 3 6 3 2,184 5,957yes
14'-8" (survey) demo Proposed Development1604 4236006014 1946 4 4 4 Yes 2,016 5,956
19-0" (survey) demo Proposed Development1610 4236006015 1914 2 3 2 Yes 1,240 5,956
5'-0" (survey) 7'-0"1616 4236006016 1928 16 18 16 Yes 8,685 5,959
15'-0" 17'-0"1630 4236006025 1988 31 46 58 No 24,106 11,831

Walgrove Avenue

Page 1 of 2



Lincoln to Walgrove Properties DataEVNA 4-26-2020

Lincoln Blvd to Walgrove Avenue Property Info - R4-1XL (High Medium Residential)

North 36 lots = 25 properties

Address Year Built # Units # Bedroom #Bath Lot Size Front Setback Front Setback 
(approximate) from Sidewalk

ASP RSO - 
Yes/No

SQFT ZONE Notes

Lincoln Blvd.

10151 424200128| H H 56| No 13,0631 36,566| 114'-7" ] [New TOC Project

Superior

15'-7" 15'-7"1107 4242002038 2009 38 40 40 No 33,714 23,568
15'-3" 15'-3"1117 4242002020 1947 2 2 2 Yes 1,402 7,542
16'-0" 16'-0"1127 4242002036 1955 8 10 8 Yes 5,957 8,302

Penmar Avenue

16'-0" 16'-0"2338 Penmar 4242030001 1956 8 10 8 Yes 5,857 6,145
15'-0" 15'-0"1201 4242030002 1956 8 10 8 Yes 5,857 6,109
34'-3" 34'-3"1211 4242030023 1970 18 18 18 Yes 9,276 12,217
16'-3" 16'-3"1221 4242030025 1986 12 21 20 No 10,558 7,709

Walnut Avenue

16'-3" 16'-3"1301 4242031001 1963 9 14 9 Yes 5,736 5,958
17'-6" 17'-6"1305 4242031002 1652 4 4 4 Yes 2,368 5,956
16'-3" 16'-3"1311 4242031023 1963 16 22 18 Yes 9,004 11,911
0'-0" 7'- 0" Commercial Space1321 4242031005 1925 2,800 11,912

Glyndon Avenue

15-3" 15-3"1401 4242032001 1968 8 9 8 Yes 5,708 5,927
15'-0" 15'-0"1407 4242032002 2013 9 9 14 No 6,610 5,957
14'-9" 14'-9"1409 4242032023 1989 29 43 43 No 27,700 11,916
18'-0" 18'-0"1421 4242032005 1957 20 24 19 Yes 11,303 11,917

Louella Avenue

15'-9" New TOC Project- Former Curch1501 4242033001 31 No 11,896
14'-3" 14'-3"1511 4242033002 1941 7 7 7 Yes 4,032 5,959
16'-0" 16'-0"1517 4242033003 1954 3 2 5 Yes 1,782 4,007
N/A N/A Single Family?1519 4242033004 1932 1 2 1 No 600 1,950
2'-0" 9'-0" Commercial1523 4242033005 1925 1 No 5,400 7,608

Glencoe Avenue

17'-9" 17'-9"1607 4242034031 1990 30 44 44 No 26,208 11,877
16'-0" 16'-0"1611 4242034003 1963 7 12 7 Yes 5,384 5,958
34'-0" 34'-0" Single Family1619 4242034004 1907 1 3 2 No 2,297 5,958
16'-3" 16'-3"1621 4242034032 1990 28 39 39 No 23,328 11,112

Walgrove Avenue

Page 2 of 2



Case # DIR-2019-4920-TOC Appeal Supporting Material

1. EXHIBIT A

Reference Materials of TOC Guidelines Chart 1 supporting Contestation of TOC Tier 
Assignment:

case # DIR-2019-4920-TOC,

as conferred by PAR-2019-3781-TOC

and based on erroneous assignment of Tier 2 status to the Major Transit Stop at Venice Blvd. 
and Lincoln Blvd.
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Chart 1. TOC Affordable Housing Incentive Area Tiers

Type of Major 
Transit Stop

Tier 1 
(Low)

Tier 2 
(Medium)

Tier 3 
(High)

Tier 4 
(Regional)

Distance to Major Transit Stop

Two Regular Buses
(intersection of 2 non 
Rapid Bus* lines, 
each w/ at least 15 
min. average peak 
headways)

750 - 2640 ft. < 750 ft.

Regular plus Rapid 
Bus*
(intersection of a 
Regular Bus and 
Rapid Bus line)

1500 - 2640 ft. 750 - 
<1500 ft.

< 750 ft.

Two Rapid Buses*
(intersection of two 
Rapid Bus lines)

1500-2640 < 1500 ft.
ft.

Metrolink Rail 
Stations

1500 - 2640 ft. 750 - 
<1500 ft.

< 750 ft.

Metro Rail Stations < 2640 ft. < 750 ft. from 
intersection with 

another rail line or 
a Rapid Bus*

Notes:
To be an eligible TOC Housing Development, the project must be meet the Eligibility criteria in Section IV, including 
being located within one-half mile of a Major T ransit Stop. In the case of bus stops, this always requires an 
intersection of two bus routes. An intersection of two bus lines is defined as the midpoint of the street intersection 
where two or more eligible bus routes meet or cross, and passengers have the direct ability to transfer on foot. This 
does not include bus routes that travel along the same street. For Tier 4, an intersection between a rail station and an 
eligible Rapid Bus line is defined as either the rail station entrance(s) or the Rapid Bus stop when the bus stop is 
within 660 feet of a rail station entrance and can be accessed by foot.

Distance is measured from the closest point on any lot to the entrance(s) of a rail transit station (including elevators 
and stairways), or the middle of the street intersection of two or more bus routes with a service interval of 15 minutes 
or less during the morning and afternoon peak commute periods. Please see Appendix A for additional information on 
how to calculate the 15 minute service interval. In the case of a Tier 4 Major T ransit Stop, the distance will be 
measured from the closest point on any lot to the closer of either the entrance of the rail transit station or the bus 
stop. If no entrance information is known for a station that is under construction, then the distance will be measured 
from the center of the platform of the station.

*Rapid Bus is a higher quality bus service that may include several key attributes, including dedicated bus lanes, 
branded vehicles and stations, high frequency, limited stops at major intersections, intelligent transportation systems, 
and possible off-board fare collection and/or all door boarding. It includes, but is not limited to, Metro Bus Rapid 
Transit lines, Metro Rapid 700 lines, Metro Orange and Silver Lines, Big Blue Rapid lines and the Rapid 6 Culver City 
bus.



Case # DIR-2019-4920-TOC Appeal Supporting Material

2. EXHIBIT B

Reference Materials of TOC Guidelines Appendix A supporting Contestation of TOC Tier 
Assignment:

case # DIR-2019-4920-TOC,

as conferred by PAR-2019-3781-TOC

and based on erroneous assignment of Tier 2 status to the Major Transit Stop at Venice Blvd. 
and Lincoln Blvd.
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Appendix A: Methodology for Determining Major Transit Stops

Definition of Major Transit Stop:
A site containing a rail station or the intersection of two or more bus routes with a service 
interval of 15 minutes or less during the morning and afternoon peak commute periods. The 
stations or bus routes may be existing, under construction or included in the most recent SCAG 
Southern California Association of Governments (SCAG) Regional Transportation Plan (RTP).

SCAG and OPR Methodology:
Peak Periods are considered to be between 6:00 to 9:00 AM and 3:00 to 7:00 PM. Bus routes 
must have a service frequency of 15 minutes or less for the entire duration of the peak hour 
periods.

To determine the eligibility of the bus line, the average number of minutes per trip for each 
direction is calculated separately. If one or both directions fail to meet the 15 minute frequency 
limit, the entire bus line is ineligible for a Major Transit Stop.

The total number of trips from the point of origin during peak hours (Monday to Friday) is 
used. A trip is included if its median time falls within the peak hour.

To calculate the median time, the time at trip origin is subtracted from the time at arrival 
at final station, divided by two, and then added to origin time.
For example: Origin time 5:42 AM, Arrival time 6:22 AM 
Total trip time = 40 Minutes (6:22 AM - 5:42 AM)
Median trip time = 40 Minutes/2 + 5:42 AM, or 6:02 AM

The total peak hour time is then divide by the number of trips for the average number of 
minutes per trip.

Below is a sample calculation based on the 750 Metro Rapid Bus Line (see schedule on 
Page 16):

Eastbound Trips for 750
During the morning peak hours between 6:00 AM to 9:00 AM, there is a total of 12 Eastbound 
trips.

The trip originating from Warner Center at 5:42 AM is the first eligible trip with an arrival time at 
6:22 AM. This is calculated by dividing the total trip time of 40 minutes by two and adding the 20 
minutes to the trip origination time at 5:42 AM, resulting in a median trip time that falls within 
peak hours at 6:02 AM (not shown in bus schedule).

The trip originating from Warner Center at 8:29 AM is the last eligible trip, with the median time 
at 8:57 AM.
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During the afternoon peak hours between 3:00 PM and 7: PM, there is a total of 16 Eastbound 
trips.

With 28 total Eastbound trips during the 420 peak hour minutes, the average frequency of the 
750 bus line is 15 minutes.

Westbound Trips for 750
Looking at the Westbound trips, there are 11 trips and 15 trips in the AM and PM peak hours 
respectively. This results in an average frequency of 16.15 minutes.

Result
Despite the Eastbound portion of the 750 Metro Rapid Bus Line meeting the 15 minute 
frequency as required by a Major Transit Stop, the Westbound portion, with an average 
frequency of 16.15 minutes, fails to meet that criteria. Therefore, the 750 Metro Rapid Bus Line 
is ineligible for inclusion in a Major Transit Stop.

Sample Metro Bus Line Schedule with Qualified Peak Hour Trips Boxed in Red

Monday through Friday 750Effective Jun 25 2017

Eastbound Al Este (Approximate Times / Tm Westbound Al Oeste lAppronmate Times / Tiempos Aproximadoslcimadosl

WARNER CENTER TARZANA SHERMAN OAKS STUDIO CITY STUDIO CITY SHERMAN OAKS TARZANA WARNER CENTER

© © r© © © r© © T©
Warner Center 
Transit Hub
lOwensmoutb & Erwin) Ventura & Reseda

: Warner Center 
: Transit Hub

• Ventura ft Van Nuys : Ventura ft Reseda lOnensniiulti ft Emin I
: Universal/

Ventura ft Van Nuys | Studio City Station
Universal/
Studio City Station

5:13A 5:25A 5:36A 5:50A 5 23A 5:38 A 5:52A 610A

k22 iiL1 LM 5:45 6T0ir 6:14 6:3;
5:42 5:5 6 07 - :: 6:00 6:15 6:29 6:4£ 

7:06 
7:2E 
7:43 
8:0 C 
8:15 
8:32 
8:47 
9:02 
9:17

5:55 6:09 6:23 6:15 6:30 6:47
609 6:23 6:39 6:54 6:30 6:46 7:04
623 6:37 6:55 7:10 6:45 7:01 7:22
637 6:51 7:11 7:27 7:00 7:17 7:39
6:50 7:05 7:27 7:44 7:15 7:32 7:54
705 7:20 7:43 8:00 7:30 7:49 8:1
7:21 7:36 7:59 8:18 7:45 8:04 8:26
7:35 7:52 8:15 8:34 8:00 8:19 8:41
7:54 8:10 8:32 8:51 8:34 8:56
8:12 8:28 8:49 8:30 8:49 9:1 9:32

m 12Z 8:45 9:04 9:26 9:47
a. s t 9:02 9 23 > : 9:00 9:19 9:41 10:02

10:20
10:39
11:05
11:35
12:06P
12:36

9:11 9:27 9:48 0:07 9:18 9:37 9:59
9:41 9:57 10:18 

10:48 
11:18 
11:48 
12:18P 
12:48

0:37 9:40 9:59 0:18
10:10
10:40

10:27
10:57

1:07 10:05
10:35
11:04
11:34
12:03P
12:33

10:24
10:54
11:24
11:54
12:24P
12:54

0:43
1:37 1:13

11:10 11:27 12:07P
12:37

1:43
11:38 
12 08P 
12:35

11:57 12:13P
12:4412:27P

12:54
1:07

1:15 1:35 1:14 1:37
1:00 1:1? 1:40 2:01 1:02 1:24 1:44 2:07
1:21 1:41 2:02 2:23 1:32 1:54 2:14 2:37
1:46 2:06 2:27 2:48 2:01 2:24 2:44 3:08
1:58 2:18 2:39 3:00 2:25 2:49 3:09 3:34
2:13 2:33 2:54 3:15 2:46 3:10 3:31 3:56
L21 242 24Q 3:00 3:25 3:46 4:11

: 3:24 : 3:15 3:40 4:01 4:25
2:55 3:17 3:39 4:00 3:30 3:55 4:16 4:40

□3:31 3:53 4:14 3:45 4:10 4:31 4:55
3:10 3:32 3:54 4:15 4:00 4:26 4:47 5:11
3:25 3:47 4:09 4:30 4:15 4:41 5:02 5:26
3:44 4:06 4:28 4:49 4:30 4:56 5:17 5:41
3:55 4:17 4:39 5:00 4:45 5:11 5:32 5:56
4:10 4:32 4:54 5:15 5:00 5:26 5:48 6:12
4:25 4:47 5:09 5:30 5:15 5:41 6:03 6:27
4:40 5:02 5:24 5:45 5:30 5:56 6:18 6:41
4:55 5:17 5:39 6:00 5:45 6:11 6:33 6:56
5:10 5:32 5:54 6:15 6:00 6:26 6:47 7:09
5:26 5:48 6:09 _ : ! : 7 DO 7:21

£35 £53 7T7 T3S5:41 6:03 6:24 6:45
5:57 6:19 6:39 7:00 6:54 7:16 7:34 7:54
6:20 6:40 6:59 7:19 7:15 7:36 7:54 8:13
6:42 7:01 7:1? 7:39 7:40 8:01 8:19 8:38
7:04 7:21 7:39 7:58 8:09 8:27 8:44 9:03
7:35 7:51 8:08 8:26 8:39 8:57 9:12 9:28
8:10 8:25 8:42 8 58 9:10 9:27 9:42 9 58



Case # DIR-2019-4920-TOC Appeal Supporting Material

3. EXHIBIT C

Materials supporting Contestation of TOC Tier Assignment:

in case # DIR-2019-4920-TOC,

as conferred by PAR-2019-3781-TOC

and based on erroneous assignment of Tier 2 status to the Major Transit Stop at Venice Blvd. 
and Lincoln Blvd.

LA Planning Form CP-4051: Transit Oriented Communities - Tier Verification

“ [...]. The Department of City Planning reserves the right to require an updated form for the project if 
more than 180 days have transpired since the approval date, or as necessary, to reflect project 
modifications, policy changes and/or amendments to the LAMC, local laws, and State laws. “

As clarified by LA Planning Housing Department the expiration date is to incentivize applicant to 
promptly submit an application for entitlement; if a project moves forward the Approved Tier 
Verification stands even if the Bus Line might lose its eligibility status. A new Tier Verification 
might also be submitted in the case a Bus Line achieves new eligibility. That might explain why 
there are three (3) different Tier Verification Applications. (see Appendix D -Appeal Supporting 
Material)

It is the Appellants understanding that Case #: ADM-2018-1208-TOC submitted on 02/28/2019 
and approved on 03/20/2019 indicate the Bus Lines assessed for the Tier Verification as these 
Qualifier Service Intervals are indicated in the Project Eligibility Transportation Section on 
Case#: PAR-2019-3781-TOC Form CP-4050, Transit Oriented Communities - Referral Form.

PAR-2019-3781-TOC, section II.2 indicate:

Qualifier #1: Local Line 33 + R733 
Service Interval #1: 12.7 
Service Interval #2:12.4

Qualifier #2: Santa Monica Rapid Line 3 
Service Interval #1: 13.12 
Service Interval #2: 12.72

The Appellants did an independent Tier Verification for all Tier Verification ADM Cases related 
to this project submitted to City Planning, and although there are minor differences in the 
Service Intervals, the Qualifiers Bus Lines used for the Intersection did not change their 
qualification status.



EVNA
East Venice Neighborhood Association

CASE# ADM-2018-1208-TOC
Tier Verification 

Submittal Date: 02/28/2019 

1600 Venice Blvd.

Incentive Area Tier Verification Summary Table
by EVNA

CASE#: ADM-2018-1208-TOC (tier verification)

SUBMITTAL DATE: 2/28/19

Project Address: 1600 E. Venice Blvd., Venice

Intervlals per SCAG (min) Effective Date TOC EligibleBus # Bus Type
12/16/18Regular YESLA Metro 33 East 12.35, West 12.73
12/16/18RapidLA Metro 733 East 16.80, West 16.80 No
9/16/18Big Blue Bus Regular North 20.00, South 21.003 No
9/16/18Big Blue Bus Rapid 3 Rapid North 13.13, South 12.73 YES

ELIGIBLE TIER PER CHART 1: TIER 1

Chart 1. TOC Affordable Housing Incentive Area Tiers

Type of Major 
Transit Stop

Tier 1 
(Low)

Tier 2 
(Medium)

Tier 3 
(High)

Tier 4 
(Regional)

Distance to Major Transit Stop

Two Regular Buses
(intersection of 2 non 
Rapid Bus* lines, 
each w/ at least 15 
min. average peak 
headways)

750 - 2640 ft. < 750 ft.

1500-2640 ft.Regular plus Rapid 
Bus*
(intersection of a 
Regular Bus and 
Rapid Bus line)

750- 
<1500 ft.

< 750 ft.

Two Rapid Buses*
(intersection of two 
Rapid Bus lines)

1500-2640 < 1500 ft.
ft.

Metrolink Rail 
Stations

1500-2640 ft. 750- 
<1500 ft.

< 750 ft.

Metro Rail Stations < 2640 ft. < 750 ft. from 
intersection with 

another rail line or 
a Rapid Bus*



Lincoln/Venice TOC Area Intersection 
Bus Schedule Verification 

11/7/19

EVNA
East Venice Neighborhood Association

LA Metro Bus Line 33 LAM - 33(December 16 2018)
12/16/18
6/23/19Eastbound

AM (6-9am) Main & Sunset 
5:07

Main & 7th Travel Time 
0:59

Median Start + Median
5:36 Not eligible6:06 0:29

1 5:30 6:32 1:02 0:31 6:01
2 5:49 6:53 1:04 0:32 6:21
3 6:07 7:15 1:08 0:34 6:41
4 6:25 7:37 1:12 0:36 7:01
5 6:43 7:59 1:16 0:38 7:21
6 7:02 8:19 1:17 0:38 7:40
7 7:18 8:39 1:21 0:40 7:58
8 7:37 8:59 1:22 0:41 8:18
9 7:56 9:18 1:22 0:41 8:37

10 8:16 9:34 1:18 0:39 8:55
9:16 Not eligible8:36 9:57 1:21 0:40

Total AM trips 10

PM(3-7pm) Main & Sunset 
2:05

Main & 7th Travel Time 
1:34

Median Start + Median
2:52 Not eligible3:39 0:47

1 2:15 3:47 1:32 0:46 3:01
2 2:26 4:01 1:35 0:47 3:13
3 2:35 4:11 1:36 0:48 3:23
4 2:42 4:16 1:34 0:47 3:29
5 2:48 4:27 1:39 0:49 3:37
6 2:56 4:33 1:37 0:48 3:44
7 3:04 4:46 1:42 0:51 3:55
8 3:13 4:52 1:39 0:49 4:02
9 3:23 5:05 1:42 0:51 4:14

10 3:33 5:13 1:40 0:50 4:23
11 3:42 5:26 1:44 0:52 4:34
12 3:52 5:33 1:41 0:50 4:42
13 4:00 5:43 1:43 0:51 4:51
14 4:11 5:54 1:43 0:51 5:02
15 4:22 6:05 1:43 0:51 5:13
16 4:33 6:15 1:42 0:51 5:24
17 4:44 6:29 1:45 0:52 5:36
18 4:55 6:36 1:41 0:50 5:45
19 5:07 6:46 1:39 0:49 5:56
20 5:18 6:55 1:37 0:48 6:06
21 5:29 7:05 1:36 0:48 6:17
22 5:40 7:15 1:35 0:47 6:27
23 5:51 7:24 1:33 0:46 6:37
24 6:05 7:35 1:30 0:45 6:50

7:08 Not eligible6:28 7:49 1:21 0:40

Total PM trips 24

Intervals Time 420/34Eastbound Total Trips 34 12.35

Westbound

AM (6-9am) Main & 7th Main & Sunset 
6:15

Travel Time 
1:03

Median Start + Median
5:43 Not eligible5:12 0:31

1 5:31 6:38 1:07 0:33 6:04
2 5:44 6:55 1:11 0:35 6:19
3 5:57 7:13 1:16 0:38 6:35
4 6:08 7:24 1:16 0:38 6:46
5 6:11 7:34 1:23 0:41 6:52
6 6:15 7:41 1:26 0:43 6:58
7 6:20 7:47 1:27 0:43 7:03
8 6:24 7:52 1:28 0:44 7:08
9 6:28 7:57 1:29 0:44 7:12

10 6:32 8:03 1:31 0:45 7:17
11 6:37 8:12 1:35 0:47 7:24
12 6:46 8:22 1:36 0:48 7:34
13 6:55 8:32 1:37 0:48 7:43
14 7:04 8:42 1:38 0:49 7:53
15 7:14 8:52 1:38 0:49 8:03
16 7:25 9:04 1:39 0:49 8:14
17 7:37 9:16 1:39 0:49 8:26
18 7:51 9:28 1:37 0:48 8:39
19 8:07 9:41 1:34 0:47 8:54

9:08 Not eligible8:22 9:54 1:32 0:46

Total AM trips 19

PM(3-7pm) Main & 7th Main & Sunset 
3:34

Travel Time 
1:31

Median Start + Median
2:48 Not eligible2:03 0:45

1 2:19 3:50 1:31 0:45 3:04
2 2:35 4:06 1:31 0:45 3:20
3 2:51 4:22 1:31 0:45 3:36
4 3:06 4:38 1:32 0:46 3:52
5 3:21 4:54 1:33 0:46 4:07
6 3:37 5:10 1:33 0:46 4:23
7 3:53 5:26 1:33 0:46 4:39
8 4:09 5:41 1:32 0:46 4:55
9 4:26 5:58 1:32 0:46 5:12

10 4:43 6:14 1:31 0:45 5:28
11 4:56 6:30 1:34 0:47 5:43
12 5:11 6:46 1:35 0:47 5:58
13 5:29 7:04 1:35 0:47 6:16
14 5:49 7:23 1:34 0:47 6:36

7:07 Not eligible6:25 7:50 1:25 0:42

Total PM trips 14

Intervals Time 420/33Westbound Total Trips 33 12.73



Monday through Friday 33Effective Dec 16 2018

Eastbound Al Este (Approximate Times / Tiempos Aproximados) Westbound Al Oeste (Approximate Times / Tiempos Aproximados)

SANTA VENICE CULVER LOS ANGELES 

MONICA
DOWNTOWN 

LOS ANGELES
DOWNTOWN 

LOS ANGELES
LOS ANGELES CULVER VENICE SANTA 

MONICACITY CITY

4:00A: :
5:30 5:52 6:03 6:16 6:32 4:38 4:53 5:07 5:17 5:41

5:40A 5:49 6:12 6:23 6:36 6:53 4:52 5:07 5:21 5:31 5:55
6:07 6:31 6:43 6:57 7:15 5:12 5:27 5:41 5:51 6:15
6:25 6:51 7:03 7:19 7:37 5:31 5:47 6:01 6:13 6:38
6:43 7:10 7:23 7:40 7:59 5:44 6:00 6:17 6:29 6:55
7:02 7:30 7:43 8:00 8:19 5:57 6:15 6:32 6:46 7:13
7:18 7:50 8:03 8:20 8:39 6:08 6:23 6:42 6:56 7:245:58
7:37 8:10 8:23 8:40 8:59 6:11 6:29 6:49 7:04 7:34
7:56 8:30 8:43 9:00 9:18 6:15 6:34 6:54 7:10 7:41
8:16 8:50 9:03 9:19 9:34 6:20 6:39 6:59 7:16 7:47
8:36 9:10 9:23 9:39 9:57 6:24 6:43 7:04 7:21 7:52
8:56 9:30 9:43 9:59 10:14

10:39
11:00
11:27
11:48
12:15P
12:37

6:28 6:47 7:09 7:26 7:57
9:18 9:52 10:05

10:29
10:53
11:17

10:21 6:32 6:51 7:14 7:32 8:03
9:43 10:16

10:39
11:03
11:26
11:48
12:11P
12:31
12:49

10:45
11:09
11:33
11:57
12:19P
12:42

6:37 6:56 7:20 7:41 8:12
10:06
10:30
10:53
11:14
11:37
11:57
12:14P
12:32
12:48

6:46 7:06 7:30 7:51 8:22
6:55 7:16 7:40 8:01 8:32

11:41 7:04 7:26 7:50 8:11 8:42
12:03P
12:26
12:46

7:14 7:36 8:00 8:21 8:52
1:00 7:25 7:48 8:12 8:33 9:04

1:02 1:20 7:37 8:00 8:24 8:45 9:16
1:04 1:20 1:38 7:51 8:13 8:36 8:57 9:28

1:07 1:22 1:38 1:53 8:07 8:29 8:50 9:09 9:41
1:23 1:38 1:54 2:09 8:22 8:44 9:04 9:22 9:54

1:01 1:37 1:52 2:09 2:27 8:38 9:00 9:18 9:35 10:07
10:21
10:35
10:48
11:04
11:21
11:38
11:55
12:13P
12:31
12:48

1:15 1:51 2:06 2:24 2:42 8:52 9:14 9:32 9:49
1:29 2:05 2:20 2:38 2:56 9:07 9:29 9:47 10:03

10:16
10:32
10:49
11:06
11:23
11:41
11:59
12:16P
12:33
12:50

1:42 2:19 2:34 2:52 3:10 9:22 9:44 10:02
10:18
10:35
10:52
11:09
11:27
11:45
12:02P
12:19
12:36
12:53

1:54 2:32 2:48 3:07 3:25 9:38 10:00
10:17
10:34
10:51
11:09
11:27
11:44
12:01P
12:18
12:35
12:51

2:05 2:45 3:01 3:21 3:39 9:55
2:15 2:55 3:12 3:32 3:47 10:12

10:28
10:46
11:04
11:21
11:38
11:55
12:12P
12:28
12:44

2:26 3:06 3:23 3:43 4:01
2:35 3:16 3:33 3:53 4:11
2:42 3:24 3:41 4:01 4:16
2:48 3:31 3:49 4:09 4:27
2:56 3:40 3:58 4:18 4:33 1:05
3:04 3:49 4:07 4:27 4:46 1:22
3:13 3:58 4:16 4:36 4:52 1:07 1:39
3:23 4:08 4:26 4:46 5:05 1:09 1:23 1:55
3:33 4:18 4:36 4:56 5:13 1:07 1:25 1:39 2:12
3:42 4:27 4:46 5:06 5:26 1:00 1:23 1:41 1:55 2:28
3:52 4:37 4:56 5:16 5:33 1:16 1:39 1:57 2:11 2:44
4:00 4:47 5:06 5:26 5:43 1:32 1:55 2:13 2:27 3:00
4:11 4:58 5:17 5:37 5:54 1:48 2:11 2:29 2:45 3:18
4:22 5:09 5:28 5:48 6:05 2:03 2:26 2:45 3:01 3:34
4:33 5:20 5:39 5:59 6:15 2:19 2:42 3:01 3:17 3:50
4:44 5:31 5:50 6:10 6:29 2:35 2:58 3:17 3:33 4:06
4:55 5:42 6:01 6:21 6:36 2:51 3:14 3:33 3:49 4:22
5:07 5:54 6:12 6:32 6:46 3:06 3:30 3:49 4:05 4:38
5:18 6:05 6:23 6:41 6:55 3:21 3:46 4:05 4:21 4:54
5:29 6:16 6:34 6:51 7:05 3:37 4:02 4:21 4:37 5:10
5:40 6:27 6:45 7:02 7:15 3:53 4:18 4:37 4:53 5:26
5:51 6:38 6:56 7:11 7:24 4:09 4:34 4:53 5:09 5:41
6:05 6:51 7:07 7:22 7:35 4:26 4:51 5:10 5:26 5:58
6:28 7:07 7:21 7:36 7:49 4:43 5:08 5:27 5:42 6:14
6:45 7:22 7:36 7:51 8:06 4:56 5:24 5:43 5:58 6:30
7:04 7:40 7:52 8:07 8:20 5:11 5:40 5:59 6:14 6:46
7:23 7:58 8:10 8:24 8:39 5:29 5:58 6:17 6:32 7:04
7:46 8:16 8:28 8:42 8:57 5:49 6:18 6:37 6:52 7:23
8:05 8:34 8:46 9:00 9:14 6:25 6:49 7:07 7:20 7:50
8:24 8:52 9:04 9:17 9:31 7:03 7:22 7:39 7:50 8:19
8:45 9:12 9:24 9:37 9:49 7:35 7:53 8:09 8:20 8:47
9:08 9:35 9:47 10:00

10:20
10:40
11:03
11:33
12:03A
12:35

10:14
10:32
10:52
11:15
11:45
12:15A
12:47

01:23
01:44
02:04
02:27
02:54
03:24
03:59
04:39
05:39

8:05 8:23 8:39 8:50 9:17
9:28 9:55 10:07

10:29
10:52
11:22
11:52
12:24A

10:39P
10:59
11:22
11:52
12:22A
12:54

8:32 8:49 9:04 9:15 9:41
9:50 10:17

10:41
11:12
11:42
12:14A
12:50

□8:57 9:20 9:33 9:44 10:09
10:32
11:09
11:50
12:30A
12:50

10:14
10:48
11:20
11:52
12:28A
12:49

9:31 9:46 9:59 10:09
10:46
11:28
12:08A
12:28
12:47

10:42P
11:19
11:59
12:40A

- B10:01
- 10:51 

11:17P □11:25 
11:42 
11:56 
12:56A

10:23
11:06
11:46
12:06A
12:25

10:36
11:18
11:58
12:18A
12:37

11:11P
11:43
12:19A
12:40

1:00 1:11 11:51 
□ 12:04A 
□ 1:04 

□□2:04 
□□3:04

1:00
1:11 1:21 1:32 1:09 1:18

1:00 1:09 1:31 1:41 1:52 1:25 1:37 1:46 2:08 2:17
1:23 1:32 1:54 2:04 2:15 2:25 2:37 2:46 3:08 3:17
1:50 1:59 2:21 2:31 2:42 3:25 3:37 3:46 4:08 4:17
2:20 2:29 2:51 3:01 3:12
2:55 3:04 3:26 3:36 3:47
3:35 3:44 4:06 4:16 4:27
4:35 4:44 5:06 5:16 5:27

...
...
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Lincoln/Venice TOC Area Intersection
Bus Schedule Verification

EVNA
East Venice Neighborhood Association

11/7/19

LA Metro Bus Line 733 LAM - 733(December 16 2018)
12/16/18

currentEastbound

AM (6-9am) Santa Monica 
5:09

LA Union Stnt Travel Time 
1:15

Median Start + Median
5:46 Not eligible6:24 0:37

1 5:29 6:45 1:16 0:38 6:07
2 5:49 7:07 1:18 0:39 6:28
3 6:07 7:28 1:21 0:40 6:47
4 6:26 7:50 1:24 0:42 7:08
5 6:43 8:13 1:30 0:45 7:28
6 7:01 8:33 1:32 0:46 7:47
7 7:20 8:52 1:32 0:46 8:06
8 7:40 9:12 1:32 0:46 8:26
9 8:00 9:32 1:32 0:46 8:46

9:07 Not eligible8:21 9:53 1:32 0:46

Total AM trips 9

PM(3-7pm) Santa Monica 
2:00

LA Union Stnt Travel Time 
1:44

Median Start + Median
2:52 Not eligible3:44 0:52

1 2:14 4:03 1:49 0:54 3:08
2 2:28 4:20 1:52 0:56 3:24
3 2:41 4:35 1:54 0:57 3:38
4 2:54 4:51 1:57 0:58 3:52
5 3:07 5:07 2:00 1:00 4:07
6 3:20 5:24 2:04 1:02 4:22
7 3:32 5:40 2:08 1:04 4:36
8 3:46 5:55 2:09 1:04 4:50
9 4:01 6:09 2:08 1:04 5:05

10 4:16 6:22 2:06 1:03 5:19
11 4:31 6:35 2:04 1:02 5:33
12 4:47 6:48 2:01 1:00 5:47
13 5:03 7:02 1:59 0:59 6:02
14 5:20 7:14 1:54 0:57 6:17
15 5:37 7:27 1:50 0:55 6:32
16 5:54 7:40 1:46 0:53 6:47

7:04 Not eligible6:14 7:55 1:41 0:50

Total PM trips 16

Eastbound Total Trips Intervals Time 420/2525 16.80

Westbound

AM (6-9am) LA Union Stnt Santa Monica 
6:29

Travel Time 
1:18

Median Start + Median
5:50 Not eligible5:11 0:39

1 5:27 6:48 1:21 0:40 6:07
2 5:40 7:04 1:24 0:42 6:22
3 5:51 7:17 1:26 0:43 6:34
4 6:01 7:31 1:30 0:45 6:46
5 6:10 7:45 1:35 0:47 6:57
6 6:18 7:58 1:40 0:50 7:08
7 6:25 8:11 1:46 0:53 7:18
8 6:34 8:24 1:50 0:55 7:29
9 6:43 8:34 1:51 0:55 7:38

10 6:55 8:47 1:52 0:56 7:51
11 7:07 8:59 1:52 0:56 8:03
12 7:21 9:13 1:52 0:56 8:17
13 7:35 9:27 1:52 0:56 8:31
14 7:56 9:44 1:48 0:54 8:50

9:04 Not eligible8:11 9:58 1:47 0:53

Total AM trips 14

PM(3-7pm) Main & 7th Main & Sunset 
3:45

Travel Time 
1:44

Median Start + Median
2:53 Not eligible2:01 0:52

1 2:21 4:04 1:43 0:51 3:12
2 2:41 4:24 1:43 0:51 3:32
3 3:01 4:44 1:43 0:51 3:52
4 3:20 5:04 1:44 0:52 4:12
5 3:42 5:24 1:42 0:51 4:33
6 4:02 5:44 1:42 0:51 4:53
7 4:21 6:05 1:44 0:52 5:13
8 4:42 6:27 1:45 0:52 5:34
9 5:03 6:48 1:45 0:52 5:55

10 5:25 7:09 1:44 0:52 6:17
11 5:48 7:31 1:43 0:51 6:39

7:04 Not eligible6:14 7:54 1:40 0:50

Total PM trips 11

Intervals Time 420/25Total Trips 25 16.80



5:14A 5:23A 5:11A 5:19A 5:30A 5:40A 6:09A4:45A 4:59A 5:33A 5:41A 5:54A 4:55A 5:54A
5:47 5:57 6:135:09 5:24 5:40 5:51 6:02 6:10 5:11 5:27 5:35 6:296:24

6:325:29 5:44 6:00 6:11 6:23 6:31 5:27 5:51 6:04 6:16 6:486:45 5:43
5:49 6:19 6:31 6:48 7:046:04 6:20 6:31 6:43 6:52 7:07 5:40 5:56 6:04
6:07 6:23 6:40 6:51 7:12 6:07 6:16 6:31 6:43 7:00 7:177:03 7:28 5:51
6:26 7:00 7:11 6:01 6:17 6:26 6:55 7:14 7:316:42 7:24 7:33 7:50 6:43

7:07 7:27 7:457:20 6:10 6:356:43 6:59 7:31 7:46 7:56 8:13 6:26 6:53
7:01 7:18 6:18 7:03 7:587:40 7:51 8:06 8:16 6:35 6:44 7:19 7:408:33

7:14 7:30 7:52 8:117:20 7:37 8:00 8:11 8:25 8:52 6:25 6:538:35 6:44
7:57 8:21 8:32 7:02 7:24 7:43 8:05 8:247:40 8:45 ■ 8:55 9:12 6:34 6:53

8:00 8:18 7:12 7:34 7:54 8:15 8:348:42 8:53 9:06 9:15 9:32 6:43 7:02
8:21 6:55 8:07 8:288:39 9:03 9:14 9:27 9:36 9:53 7:14 7:24 7:46 8:47

9:01 7:36 8:19 8:40 8:598:43 9:24 9:35 9:48 7:07 7:26 7:589:57 10:13
10:33
10:54
11:14
11:34
11:54
12:14P
12:34
12:54

9:04 9:45 7:21 7:51 8:12 8:33 8:54 9:139:22 9:56 10:08
10:29
10:49
11:09
11:29
11:49
12:09P
12:29
12:49

10:17
10:38
10:58
11:18
11:38
11:58
12-.18P
12:38
12:58

7:41
8:27 9:089:25 9:43 10:06

10:26
10:46
11:06
11:26
11:46
12:06P
12:26
12:46

10:17
10:37
10:57
11:17
11:37
11:57
12:17P
12:37
12:57

7:35 7:56 8:06 8:47 9:27
9:04 9:449:46 10:04

10:24
10:44
11:04
11:24
11:44
12:03P
12:22
12:42

8:15 8:25 8:44 9:257:56
10:05
10:25
10:45
11:05
11:25
11:44
12:03P
12:23
12:41
12:59

9:00 9:39 9:588:11 8:32 8:42 9:19
8:58 9:16 9:54 10:14

10:29
10:43

8:27 8:48 9:34
9:33 9:49 10:09

10:24
10:42
11:00
11:20
11:41
12:0lP
12:22
12:42

8:44 9:05 9:15
10:05
10:23

9:24 9:34 9:519:03
11:019:53 10:09

10:28
10:48
11:08
11:28
11:49
12:09P
12:29
12:49

9:22 9:43
11:19
11:39
11:59
12:21P
12:42

1:14 9:43 10:04
10:25
10:45
11:05
11:26
11:46
12:06P
12:26
12:46

10:13
10:34
10:54
11:14
11:35
11:55
12:15P
12:35
12:55

10:41
11:011:10 1:19 1:35 10:04

10:24
10:44
11:05
11:25
11:44
12:04P
12:24
12:44

11:211:06 1:17 1:30 1:39 1:55
11:411:00 1:24 1:35 1:48 2:141:57
12:02P
12:22
12:42

1:18 1:42 1:53 2:06 2:15 2:32
1:022:25 2:511:16 1:35 2:00 2:11 2:34

1:02 1:221:33 1:52 2:18 2:29 2:43 2:52 3:09
1:02 1:223:00 3:09 3:26 1:421:48 2:08 2:35 2:46
1:221:09 1:42 2:022:00 2:22 2:51 3:03 3:18 3:27 3:44

1:15 1:29 1:42 2:022:14 2:36 3:07 3:20 3:36 3:46 4:03 1:06 2:22
2:023:52 4:02 4:20 1:26 1:35 1:49 2:24 2:442:28 2:50 3:22 3:35 1:04

2:09 2:232:41 3:50 4:07 4:17 4:35 1:23 1:45 1:54 2:45 3:053:03 3:36
2:14 2:29 2:43 3:05 3:262:54 3:17 3:51 4:05 4:22 4:32 4:51 1:42 2:04

2:01 2:49 3:033:31 4:06 4:20 4:48 5:07 2:24 2:34 3:25 3:453:07 4:37
4:53 5:04 2:21 2:54 3:09 3:23 3:44 4:043:20 3:45 4:21 4:35 5:24 2:44

3:32 2:41 3:15 3:29 3:43 4:043:57 4:33 4:50 5:08 5:20 5:40 3:04 4:24
4:034:12 5:35 5:55 3:01 3:24 3:35 3:49 4:24 4:443:46 4:48 5:05 5:23

4:01 5:03 5:20 5:50 3:20 3:43 3:55 4:09 4:23 4:444:27 5:38 6:09 5:04
4:43 5:044:16 5:18 5:35 6:04 6:22 4:04 4:15 4:29 5:244:42 5:53 3:42

5:50 6:07 6:17 6:35 4:02 4:35 4:49 5:03 5:244:31 4:57 5:33 4:24 5:44
4:55 5:244:47 5:13 6:05 6:21 6:31 6:48 4:21 4:44 5:10 5:45 6:055:48

5:29 6:04 6:20 7:02 5:05 5:17 5:32 5:46 6:07 6:275:03 6:36 6:45 4:42
5:46 6:20 6:35 6:50 6:59 7:14 5:27 5:39 5:54 6:08 6:29 6:485:20 5:03

7:27 6:01 6:506:03 6:50 7:04 7:12 5:25 5:49 6:16 6:29 7:095:37 6:35
7:18 7:26 6:12 6:52 7:12 7:315:54 6:20 6:51 7:05 7:40 5:48 6:24 6:39

6:14 7:167:08 7:20 7:33 7:41 7:55 6:36 6:48 7:03 7:35 7:546:14 6:39
8:017:55 8:09 6:41 7:14 7:29 7:42 8:207:23 7:35 7:47 7:036:32 6:55

8:097:43 7:57 8:27 8:456:50 7:13 7:39 7:51 8:03 8:11 8:25 7:12 7:33
8:368:25 8:537:11 7:58 8:09 8:21 8:29 8:43 7:44 8:03 8:12 9:107:34

8:528:29 8:41 8:49 9:03 8:12 8:30 8:39 9:03 9:20 9:377:34 7:56 8:18
9:208:49 9:01 9:09 9:22 9:07 9:31 9:47 10:04

10:28
10:56
11:35
12:17A

8:16 8:38 8:42 8:597:56
9:34 9:568:38 9:10 9:22 9:30 9:43 9:26 9:46 10:128:19 8:59 9:09

10:16
10:57
11:39

10:26
11:06
11:48

10:04
10:46
11:28

10:419:01 9:20 9:31 9:42 9:50 10:03
10:23
10:47
11:10
11:37
12:06A
12:36

9:39 9:568:42 I
11:20
12:02A

9:22 9:52 10:03 

10:27 

10:50 

11 :18 

11:47 

12:17A

10:10
10:34
10:57
11:25
11:54

12:24A
12:58

10:21 10:389:04 9:41
11 :04 11:219:29 9:47 10:06 10:16

10:40
11:08
11:37
12:07A

10:13
10:42
11:13
11:43
12:17A

10:319:55
10:59
11:29
11:59
12:33A

10:26
10:57
11:28
12:02A 12:41 12:51 1:10

RVENICESANTA

MONICA
VENICE

Monday through Friday 733Effective Dec 16 2018
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Lincoln/Venice TOC Area Intersection 
Bus Schedule Verification 

11/7/19

EVNA
East Venice Neighborhood Association

Big Blue Bus Route 3 BBB - 3(Septmber 16 2018 to March 16 2019)

9/16/18
3/16/19Northbound

AM (6-9am) Aviation Arizona Travel Time 
0:39

Median Start + Median Schedule Date 
16-Sep-185:42 Not eligible5:23 6:02 0:19

1 5:45 6:27 0:42 0:21 6:06
2 6:05 6:50 0:45 0:22 6:27

In Blue are trip extrapolated 
from the schedule follwing 

the intervals indicated on 
the schedule (e.g. 10 min., 
12 min., 14 min., 15 min., 

20 min.

3 6:26 7:17 0:51 0:25 6:51
4 6:40 7:37 0:57 0:28 7:08
5 7:00 8:02 1:02 0:31 7:31
6 7:15 8:19 1:04 0:32 7:47
7 7:35 8:39 1:04 0:32 8:07
8 7:55 8:59 1:04 0:32 8:27
9 8:15 9:17 1:02 0:31 8:46

9:06 Not eligible8:35 9:37 1:02 0:31

Total AM trips 9

PM(3-7pm) Aviation Arizona Travel Time 
0:59

Median Start + Median
2:44 Not eligible2:15 3:14 0:29

1 2:35 3:34 0:59 0:29 3:04
2 2:55 3:54 0:59 0:29 3:24
3 3:15 4:14 0:59 0:29 3:44
4 3:35 4:34 0:59 0:29 4:04
5 3:55 4:54 0:59 0:29 4:24
6 4:15 5:14 0:59 0:29 4:44
7 4:35 5:34 0:59 0:29 5:04
8 4:55 5:54 0:59 0:29 5:24
9 5:15 6:14 0:59 0:29 5:44

10 5:35 6:34 0:59 0:29 6:04
11 5:55 6:54 0:59 0:29 6:24
12 6:15 7:11 0:56 0:28 6:43

7:03 Not eligible6:35 7:31 0:56 0:28

Total PM trips 12

Intervals Time 420/21Northbound Total Trips 21 20.00

Southbound

AM (6-9am) Arizona Aviation Travel Time 
0:40

Median Start + Median
5:40 Not eligible5:20 6:00 0:20

1 5:50 6:30 0:40 0:20 6:10
2 6:20 7:06 0:46 0:23 6:43
3 6:48 7:34 0:46 0:23 7:11
4 7:08 7:59 0:51 0:25 7:33
5 7:28 8:19 0:51 0:25 7:53
6 7:48 8:46 0:58 0:29 8:17
7 8:08 9:06 0:58 0:29 8:37
8 8:28 9:26 0:58 0:29 8:57

9:17 Not eligible8:48 9:46 0:58 0:29

Total AM trips 8

PM(3-7pm) Aviation Arizona Travel Time 
1:14

Median Start + Median
2:42 Not eligible2:05 3:19 0:37

1 2:25 3:39 1:14 0:37 3:02
2 2:45 4:04 1:19 0:39 3:24
3 3:05 4:28 1:23 0:41 3:46
4 3:25 4:48 1:23 0:41 4:06
5 3:45 5:06 1:21 0:40 4:25
6 4:05 5:26 1:21 0:40 4:45
7 4:25 5:46 1:21 0:40 5:05
8 4:45 6:06 1:21 0:40 5:25
9 5:05 6:26 1:21 0:40 5:45

10 5:25 6:46 1:21 0:40 6:05
11 5:45 7:06 1:21 0:40 6:25
12 6:05 7:22 1:17 0:38 6:43

7:03 Not eligible6:25 7:42 1:17 0:38

Total PM trips 12

Intervals Time 420/20Southbound Total Trips 20 21.00



LINCOLN BLVD

4SANTA
MONICA

Wilshire

‘D
Arizona
Santa Monica Blvd

not to scale
Broadway

®Colorado Timepoint 
Punto de TiempoDowntown Santa Monica Station

-Expo Line

© Metro Rail Station 

Estacion de Metro Rail
PicoSanta Monica 

High School ■

: Ocean Park Blvd
/ JNCQOlympic 

High School ■
Bus-only Lane Weekdays 

Carril de Autobus Entre 

Semana

■

Ozone
Rose

VENICE Animo Venice 
• Charter High School

e Venice Blvd

THE FASTEST WAY 
TO/FROM LAX 

LA FORMA MAS RAPIDA 
A/DESDE LAX<pu&

Route 3 drops you off at the LAX 

City Bus Center where you can 

catch Lot C Shuttle directly to 

your terminal. Lot C Shuttle runs 

every 5-10 minutes.

La Ruta 3 lo descarga en el Centro 

de Autobuses de LAX donde puede 

abordar el "Lot C Shuttle" direct- 
amente a su terminal. "Lot C 

Shuttle" corre cada 5-10 minutos.

~ Washington

MARINA 
DEL REY

Jefferson
Loyola 
Marymount 
University VISTA
Manchester

PLAYA

o/ CD LAX City Bus Center
-Metro Bus 
-Culver City Bus 
-Torrance Transit 
-Beach Cities Transit 
-LAX Lot C Shuttle

Westchester 
Enriched 
Sciences 
Magnets

CD

WESTCHESTER CDtn
Sky Way

CT Bellanca
•_ Bright Star 

Secondary 
Academy

*B
96th ^ ^

Los Angeles Century 5 
International 
Airport (LAX) o

CD

EL SEGUNDO Imperial
(a©

I
Aviation Station
-Metro Green Line 
-Metro Bus 
-Culver City Bus 
-Gardena Bus 
-Beach Cities Transit 
-LAX Shuttle "G"

EFFECTIVE DATE: SEPTEMBER 16, 2018



Good Bus Karma
TMI! TMI! Save the cell phone calls 
until you get off the bus.

ALL PM 
TIMES IN 

BOLD

ROUTE

EFFECTIVE DATE: SEPTEMBER 16, 2018

AVIATION STATION GREEN LINE
TO DOWNTOWN SANTA MONICA
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7:08 7:13 7:27 7:41 7:48 7:59
7:28 7:33 7:47 8:01 8:08 8:19
7:48 7:54 8:11 8:26 8:34 8:46
8:08 8:14 8:31 8:46 8:54 9:06
8:28 8:34 8:51 9:06 9:14 9:26
8:48 8:54 9:11 9:26 9:34 9:46
9:08 9:14 9:31 9:46 9:54 10:06
9:28 9:34 9:51 10:06 10:14 10:26
9:48 9:54 10:11 10:26 10:34 10:46

10:08 10:14 10:33 10:48 10:56 11:09
10:26 10:32 10:51 11:06 11:14 11:27
10:46 10:52 11:11 11:26 11:34 11:47
11:06 11:12 11:31 11:46 11:54 12:07
11:25 11:31 11:50 12:05 12:13 12:26
11:45 11:51 12:10 12:25 12:33 12:46
12:05 12:11 12:30 12:45 12:53 1:06
12:25 12:32 12:54 1:09 1:17 1:30
12:45 12:52 1:14 1:29 1:37 1:50
1:05 1:13 1:37 1:53 2:01 2:15
1:25 1:33 1:57 2:13 2:21 2:35
1:45 1:53 2:19 2:36 2:44 2:59
2:05 2:13 2:39 2:56 3:04 3:19
2:25 2:33 2:59 3:16 3:24 3:39
2:45 2:53 3:21 3:39 3:48 4:04
3:05 3:13 3:43 4:02 4:11 4:28
3:25 3:33 >4:03 >4:22 >4:31 4:48
3:45 3:53 >4:21 >4:40 >4:49 5:06
4:05 4:13 >4:41 >5:00 >5:09 5:26
4:25 4:33 >5:01 >5:20 >5:29 5:46
4:45 4:53 >5:21 >5:40 >5:49 6:06
5:05 5:13 >5:41 >6:00 >6:09 6:26
5:25 5:33 >6:01 >6:20 >6:29 6:46
5:45 5:53 >6:21 >6:40 >6:49 7:06
6:05 6:12 >6:39 >6:57 >7:06 7:22
6:25 6:32 >6:59 >7:17 >7:26 7:42
6:45 6:52 >7:18 >7:35 >7:44 7:58
7:05 7:12 7:38 7:55 8:04 8:18
7:25 7:32 7:56 8:11 8:20 8:33
7:45 7:52 8:12 8:26 8:34 8:46
8:05 8:12 8:31 8:44 8:51 9:01
8:25 8:32 8:51 9:04 9:11 9:21
8:45 8:51 9:08 9:20 9:26 9:35
9:10 9:16 9:33 9:45 9:51 10:00
9:40 9:46 10:03 10:15 10:21 10:30

10:10 10:16 10:33 10:45 10:51 11:00
10:40 10:46 11:01 11:11 11:17 11:26
11:10 11:16 11:31 11:41 11:47 11:56
11:45 11:51 12:06 12:16 12:22 12:31
12:25 12:31 12:46 12:56 1:02 1:11

ALL PM 
TIMES IN 

BOLD

ROUTE

> Trips use the bus-only lane and may depart up to 8 
minutes earlier than time indicated./Viajes usan el carril del autobus 
y pueden salir hasta 8 minutos antes del tiempo indicado.

EFFECTIVE DATE: SEPTEMBER 16, 2018

DOWNTOWN SANTA MONICA TO
AVIATION STATION GREEN LINE
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Lincoln/Venice TOC Area Intersection 
Bus Schedule Verification 

11/7/19

EVNA
East Venice Neighborhood Association

Big Blue Bus Route RAPID 3 BBB - R3(Septmber 16 2018 to March 16 2019)
9/16/18
3/16/19Northbound

AM (6-9am) Travel Time 
0:36

Median Start + Median Schedule Effective Date: 
16-Sep-18

Aviation Arizona
5:53 Not eligible5:35 6:11 0:18

1 5:48 6:24 0:36 0:18 6:06
2 6:00 6:40 0:40 0:20 6:20

In Blue are trip extrapolated 
from the schedule follwing 

the intervals indicated on 
the schedule (e.g. 10 min., 
12 min., 14 min., 15 min., 

20 min.

3 6:12 6:55 0:43 0:21 6:33
4 6:24 7:07 0:43 0:21 6:45
5 6:35 7:21 0:46 0:23 6:58
6 6:45 7:31 0:46 0:23 7:08
7 6:55 7:45 0:50 0:25 7:20
8 7:02 7:58 0:56 0:28 7:30
9 7:10 8:11 1:01 0:30 7:40

10 7:20 8:25 1:05 0:32 7:52
11 7:30 8:35 1:05 0:32 8:02
12 7:40 8:45 1:05 0:32 8:12
13 7:50 8:55 1:05 0:32 8:22
14 8:00 9:05 1:05 0:32 8:32
15 8:10 9:15 1:05 0:32 8:42
16 8:21 9:23 1:02 0:31 8:52

9:02 Not eligible8:33 9:31 0:58 0:29

Total AM trips 16

PM(3-7pm) Travel Time 
0:51

Median Start + MedianAviation Arizona
2:59 Not eligible2:34 3:25 0:25

1 2:49 3:40 0:51 0:25 3:14
2 3:04 3:55 0:51 0:25 3:29
3 3:19 4:10 0:51 0:25 3:44
4 3:34 4:25 0:51 0:25 3:59
5 3:49 4:40 0:51 0:25 4:14
6 4:03 4:54 0:51 0:25 4:28
7 4:17 5:08 0:51 0:25 4:42
8 4:31 5:22 0:51 0:25 4:56
9 4:45 5:36 0:51 0:25 5:10

10 4:59 5:50 0:51 0:25 5:24
11 5:13 6:04 0:51 0:25 5:38
12 5:27 6:18 0:51 0:25 5:52
13 5:42 6:33 0:51 0:25 6:07
14 5:57 6:48 0:51 0:25 6:22
15 6:12 7:01 0:49 0:24 6:36
16 6:30 7:15 0:45 0:22 6:52

7:22 Not eligible7:00 7:45 0:45 0:22

Total PM trips 16

Intervals Time 420/32Northbound Total Trips 32 13.13

Southbound

AM (6-9am) Travel Time Median Start + MedianArizona Aviation
1 6:32 7:15 0:43 0:21 6:53
2 6:47 7:32 0:45 0:22 7:09
3 7:02 7:47 0:45 0:22 7:24
4 7:16 8:03 0:47 0:23 7:39
5 7:29 8:16 0:47 0:23 7:52
6 7:42 8:33 0:51 0:25 8:07
7 7:54 8:45 0:51 0:25 8:19
8 8:06 8:57 0:51 0:25 8:31
9 8:19 9:10 0:51 0:25 8:44

10 8:34 9:25 0:51 0:25 8:59
9:14 Not eligible8:49 9:40 0:51 0:25

Total AM trips 10

PM(3-7pm) Travel Time 
1:05

Median Start + MedianAviation Arizona
2:50 Not eligible2:18 3:23 0:32

1 2:28 3:33 1:05 0:32 3:00
2 2:39 3:49 1:10 0:35 3:14
3 2:50 4:00 1:10 0:35 3:25
4 3:00 4:10 1:10 0:35 3:35
5 3:10 4:20 1:10 0:35 3:45
6 3:20 4:30 1:10 0:35 3:55
7 3:30 4:40 1:10 0:35 4:05
8 3:40 4:50 1:10 0:35 4:15
9 3:50 5:00 1:10 0:35 4:25

10 4:00 5:10 1:10 0:35 4:35
11 4:10 5:20 1:10 0:35 4:45
12 4:20 5:30 1:10 0:35 4:55
13 4:30 5:40 1:10 0:35 5:05
14 4:40 5:50 1:10 0:35 5:15
15 4:50 6:00 1:10 0:35 5:25
16 5:00 6:10 1:10 0:35 5:35
17 5:10 6:20 1:10 0:35 5:45
18 5:20 6:30 1:10 0:35 5:55
19 5:30 6:40 1:10 0:35 6:05
20 5:40 6:50 1:10 0:35 6:15
21 5:50 7:00 1:10 0:35 6:25
22 6:00 7:10 1:10 0:35 6:35
23 6:15 7:30 1:15 0:37 6:52

7:07 Not eligible6:30 7:45 1:15 0:37

Total PM trips 23

Intervals Time 420/33Southbound Total Trips 33 12.73
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EFFECTIVE DATE: SEPTEMBER 16, 2018



6:35 6:45 7:01 7:21
6:45 6:55 7:11 7:31
6:55 7:06 7:23 7:45
7:02 7:13 7:35 7:58
7:10 7:22 7:46 8:11
7:20 7:32 8:00 8:25
7:30 7:42 8:10 8:35
7:40 7:52 8:20 8:45
7:50 8:02 8:30 8:55
8:00 8:12 8:40 9:05
8:10 8:22 8:50 9:15
8:21 8:32 8:58 9:23
8:33 8:44 9:07 9:31
8:45 8:56 9:19 9:43
8:57 9:08 9:31 9:55
9:10 9:21 9:44 10:08
9:22 9:32 9:52 10:16
9:34 9:44 10:04 10:28

Then service every 15 minutes at:
04 14 32 55
19 29 47 10
34 :44 02 25
49 59 17 40

Until:
3:04 3:14 3:32 3:55
3:19 3:29 3:47 4:10
3:34 3:44 4:02 4:25
3:49 3:59 4:17 4:40

Then service every 14 minutes until:
5:27 5:37 5:55 6:18
5:42 5:52 6:10 6:33
5:57 6:07 6:25 6:48
6:12 6:22 6:39 7:01
6:30 6:39 6:55 7:15
7:00 7:09 7:25 7:45
7:30 7:39 7:54 8:13

EFFECTIVE DATE: SEPTEMBER 16, 2018

ALL PM 
TIMES IN 

BOLD

RAPID

AVIATION STATION GREEN LINE
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7:42 7:48 8:04 8:22 8:33
7:54 8:00 8:16 8:34 8:45
8:06 8:12 8:28 8:46 8:57
8:19 8:25 8:41 8:59 9:10
8:34 8:40 8:56 9:14 9:25
8:49 8:55 9:11 9:29 9:40

Then service every 15 minutes at:
:04 :10 :26 :44 :55
:19 :25 :41 :59 :10
:34 :40 :56 :14 :25
:49 :55 :11 :29 :40

Until:
11:03 11:09 11:26 11:44 11:56
11:18 11:24 11:41 11:59 12:11
11:33 11:39 11:56 12:14 12:26
11:48 11:54 12:11 12:29 12:41
12:03 12:10 12:28 12:47 12:58
12:18 12:25 12:43 1:02 1:13
12:33 12:40 12:58 1:17 1:28
12:48 12:55 1:13 1:32 1:43

1:03 1:10 1:28 1:47 1:58
1:18 1:25 1:43 2:02 2:13
1:33 1:40 2:00 2:20 2:32
1:48 1:55 2:15 2:35 2:47
2:03 2:11 2:34 2:55 3:08
2:18 2:26 2:49 3:10 3:23
2:28 2:36 2:59 3:20 3:33
2:39 2:47 3:13 3:35 3:49
2:50 2:58 3:24 3:46 4:00

Then service every 10 minutes until:
6:15 6:23 >6:51 >7:15 7:30
6:30 6:38 >7:06 >7:30 7:45
6:45 6:52 >7:18 >7:40 7:54
7:00 7:07 7:31 7:52 8:05
7:15 7:22 7:44 8:03 8:15
7:35 7:42 8:04 8:23 8:35
7:55 8:01 8:20 8:38 8:49
8:15 8:21 8:37 8:54 9:05
8:35 8:41 8:57 9:14 9:25

DOWNTOWN SANTA MONICA TO
AVIATION STATION GREEN LINE

> Trips use the bus-only lane and may depart up to 8 
minutes earlier than time indicated./Viajes usan el carril 
de autobus y pueden salir hasta 8 minutos antes del tiempo 
indicado.ALL PM 

TIMES IN 
BOLD

RAPID

EFFECTIVE DATE: SEPTEMBER 16, 2018
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Case # DIR-2019-4920-TOC Appeal Supporting Material

4. APPENDIX D

Reference Materials of Connect SoCal, Draft 2020 RTP/SCS Transit Technical Appendix 
supporting Contestation of TOC Tier Assignment:

case # DIR-2019-4920-TOC,

as conferred by PAR-2019-3781-TOC

and based on erroneous assignment of Tier 2 status to the Major Transit Stop at Venice Blvd. 
and Lincoln Blvd.



The following will be included in the forthcoming Connect SoCal, Draft 2020 RTP/SCS Transit 

Technical Appendix.

HIGH QUALITY TRANSIT CORRIDORS AND MAJOR TRANSIT STOPS

BACKGROUND

The Sustainable Communities and Climate Protection Act of 2008, Senate Bill (SB) 375, requires that 
Metropolitan Planning Organizations (MPOs) develop a Sustainable Communities Strategy (SCS) to reduce 
per capita greenhouse gas emissions through integrated transportation, land use, housing and 
environmental planning. SB 375 creates incentives for residential or mixed-use residential projects that 
may be exempt from, or subject to a limited review of, the California Environmental Quality Act (CEQA), 
provided they are consistent with the MPO's adopted SCS. These "transit priority projects" must, among 
other criteria, be located within one-half mile of a major transit stop or high-quality transit corridor 
(HQTC).

SB 743, signed into law in 2013, provides further opportunities for CEQA exemption and streamlining to 
facilitate transit oriented development (TOD). Specifically, certain types of projects within "transit priority 
areas" (TPAs) can benefit from a CEQA exemption if they are consistent with an adopted specific plan and 
the SCS. A TPA is an area within one-half mile of a major transit stop that is existing or planned, if the 
planned stop is scheduled to be completed within the planning horizon included in a Federal 
Transportation Improvement Program (FTIP).

STATUTORY DEFINITIONS

California statute defines major transit stop and high quality transit corridor as follows.

CA Pub. Res. Code § 21155(b)
For purposes of this chapter, a transit priority project shall (1) contain at least 50 percent 
residential use, based on total building square footage and, if the project contains between 26 
percent and 50 percent nonresidential uses, a floor area ratio of not less than 0.75; (2) provide a 
minimum net density of at least 20 dwelling units per acre; and (3) be within one-half mile of a 
major transit stop or high-quality transit corridor included in a regional transportation plan. A 
major transit stop is as defined in Section 21064.3, except that, for purposes of this section, it also 
includes major transit stops that are included in the applicable regional transportation plan. For 
purposes of this section, a high-quality transit corridor means a corridor with fixed route bus 
service with service intervals no longer than 15 minutes during peak commute hours. A project 
shall be considered to be within one-half mile of a major transit stop or high-quality transit 
corridor if all parcels within the project have no more than 25 percent of their area farther than 
one-half mile from the stop or corridor and if not more than 10 percent of the residential units or 
100 units, whichever is less, in the project are farther than one-half mile from the stop or corridor.

1



CA Pub. Res. Code § 21064.3
"Major transit stop" means a site containing an existing rail transit station, a ferry terminal served 
by either a bus or rail transit service, or the intersection of two or more major bus routes with a 
frequency of service interval of 15 minutes or less during the morning and afternoon peak 
commute periods.

METHODOLOGY

For planning and SCS purposes, SCAG identifies a "high quality transit area" as generally a walkable transit 
village or corridor that is within one-half mile of a major transit stop or HQTC as defined in statute. SCAG's 
technical methodology for identifying HQTCs and major transit stops is based on input from the Regional 
Transit Technical Advisory Committee (RTTAC), as well as consultation with local agencies, other large 
MPOs in California, and the Governor's Office of Planning and Research. The methodology and 
assumptions are discussed below. This methodology may be periodically updated to incorporate revisions 
or clarifications. Questions should be directed to Steve Fox, at fox@scag.ca.gov, or Philip Law, at 
law@scag.ca.gov.

SCAG maps and data depicting HQTCs and major transit stops are intended for planning purposes only. 
SCAG shall incur no responsibility or liability as to the completeness, currentness, or accuracy of this 
information. SCAG assumes no responsibility arising from use of this information by individuals, 
businesses, or other public entities. The information is provided with no warranty of any kind, expressed 
or implied, including but not limited to the implied warranties of merchantability and fitness for a 
particular purpose.

Existing HQTCs and Major Transit Stops

SCAG updates its inventory of existing major transit stops and HQTCs with the adoption of a new Regional 
Transportation Plan (RTP) and SCS, once every four years. Data for the existing ("base year") condition 
for the RTP/SCS are typically obtained several years before plan adoption. The base year transit network 
for Connect SoCal, the 2020 RTP/SCS, is based primarily on data for 2016. This inventory of existing major 
transit stops and HQTCs is therefore only a snapshot in time as of 2016, and does not reflect the existing 
levels of transit service for any other timeframe.

<insert map of 2016 Base Year "existing" major transit stops and high quality transit corridors>

Transit agencies make adjustments to bus service on a regular basis. Therefore, given the limitations of 
the RTP/SCS base year transit network, local jurisdictions should consult with the appropriate transit 
provider(s) to obtain the latest information on existing transit routes, stop locations, and service intervals 
before making determinations regarding CEQA exemption or streamlining. It is the responsibility of the 
lead agency under CEQA to determine if a project meets statutory requirements.

Stop-Based Analysis

SCAG calculates peak commute bus service intervals at the stop level using schedule data published by 
transit agencies in the General Transit Feed Specification (GTFS) format (see for example,

2

mailto:fox@scag.ca.gov
mailto:law@scag.ca.gov


www.transitfeeds.com). An HQTC therefore comprises or is determined by the qualifying stops on an 
individual bus route.

Peak Period Bus Service Interval (Frequency)

To determine whether the peak commute bus service interval (also called frequency) meets the statutory 
threshold of 15 minutes or less, SCAG uses the peak period defined in its regional travel demand model. 
The morning peak is defined as 6am to 9am and the afternoon peak is defined as 3pm to 7pm. A transit 
operator may have a different, board-adopted or de facto peak period; in such cases SCAG will accept 
requests to use operator-specific peak-hour periods on a case-by-case basis.

SCAG uses the total population of bus trips during the combined seven-hour morning and afternoon peak 
periods to determine the peak frequency at a bus stop. This is done for each bus route, by direction. The 
peak frequency is calculated by dividing 420 minutes (the seven-hour peak converted to minutes) by the 
total peak bus trips. This average frequency should be 15 minutes or less in order to qualify. The threshold 
is strict, at 15.0 minutes.

Directional Frequency

A bus route must only meet the 15-minute service interval threshold in one direction to qualify as an 
HQTC. This is based on RTTAC feedback that transit agencies often operate very peak-directional service 
or operate predominantly one-way service on a corridor.

Corridors with Multiple Overlapping Bus Routes

Separate but overlapping bus routes that do not individually meet the 15-minute threshold may not be 
combined in order to qualify as an HQTC. However, based on RTTAC feedback, there are certain corridors 
where overlapping "line families" or local/bus rapid transit (BRT) lines are intended to function as one bus 
route. On these corridors, transit riders typically board the first bus available, whether it be a local, 
express, or BRT line. For these line families or local/BRT corridors, SCAG uses the combined routes to 
calculate the frequency.

Route Alignment

The entire alignment of a bus route, based on the stops that meet the 15-minute peak frequency 
threshold, is considered an HQTC. This would include, for example, express bus services that operate 
along freeways where there are no stops along the freeway right-of-way.

Major Transit Stops and Intersecting Service Transfer Zones

As defined in statute, major transit stops include the intersection of two or more HQTCs. For purposes of 
transferring between intersecting service, SCAG uses a 500-foot buffer to determine a major transit stop. 
In other words, two intersecting HQTCs must have stops that are within 500 feet of each other to qualify 
as a major transit stop. A 500-foot buffer is assumed to be a reasonable limit to the distance that a transit

3
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patron would walk to transfer between bus routes. It is also consistent with the Metro Transfers Design 
Guide definition of a transfer zone.

Amtrak Stations and Ferry Stations

Amtrak intercity passenger rail stations with only limited long-distance service are not automatically 
included as a major transit stop unless requested by a local agency. Similarly, ferry stations with seasonal 
and/or non-commuter based service (and that are served by bus or rail transit) are not automatically 
included as a major transit stop unless requested by a local agency.

Planned HQTCs and Major Transit Stops

Planned HQTCs and major transit stops are future improvements that are expected to be implemented 
by transit agencies by the RTP/SCS horizon year of 2045. These are assumed by definition to meet the 
statutory requirements of an HQTC or major transit stop. SCAG updates its inventory of planned major 
transit stops and HQTCs with the adoption of a new RTP/SCS, once every four years. However, transit 
planning studies may be completed by transit agencies on a more frequent basis than the RTP/SCS is 
updated by SCAG. Local jurisdictions should consult with the appropriate transit provider(s) to obtain the 
latest information on planned transit routes, stop locations, and service intervals/frequencies before 
making determinations regarding CEQA exemption or streamlining.

<insert map of planned (2045) major transit stops and high quality transit corridors>
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Case # DIR-2019-4920-TOC Appeal Supporting Material

5. EXHIBIT E

Materials supporting Contestation of Reduce Setback:

in case # DIR-2019-4920-TOC,

and based on anomalous granting of Reduced Front Yard setback.

Properties information for all R4-1XL Lots on Venice Blvd between Lincoln Blvd and Walgrove 
Avenue. The data want to highlight the fact that only 1 residential property with a building 
dated 1928 does not meet the required minimum setback of 15-feet.

The property at 1616 Venice Blvd. is adjacent to the new development and it is the only reason 
a reduced setback is granted to the Project.

The building on this one property is dated from 1928, it is a Multi-Dwelling 2-story building with 
16 RSO Unit that cultural significance to the Venice Community, housing a large mural of Allen 
Sarlo, a professional Venice DogTown Surfer greatly admired by the Venice Surfer Community.



Lincoln to Walgrove Properties DataEVNA 4-26-2020

Lincoln Blvd to Walgrove Avenue Property Info - R4-1XL (High Medium Residential)

South 36 lots = 22 properties

Address Year Built # Units # Bedroom #Bath Lot Size Front Setback Front Setback 
(approximate) from Sidewalk

ASP RSO - 
Yes/No

SQFT ZONE Notes

Lincoln Blvd.

14'-9" 16'-9"1140 4236001021 1986 40 33 40 No 18,435 30,355 R4-1XL
15'-0" 17'-0"1146 4236001014 1952 4 4 4 Yes 4,489 3,116 R4-1XL
15'-0" 17'-0"1150 4236001015 1952 4 4 4 Yes 4,442 3,116 R4-1XL

Penmar Avenue

14'-9" 16'-9"1202 4236003001 1952 4 6 4 Yes 4,248 5,986 R4-1XL
15'-9" 17'-9"1208 4236003019 1988 32 52 52 No 29,080 12,214 R4-1XL
15'-0" 17'-0"1216 4236003018 1990 48 48 48 No 36,618 18,242 R4-1XL

Walnut Avenue

2400 Walnut 15'-3" 17'-3"4236003015 1988 9 13 13 No 7,260 5,867 R4-1XL
33'-3" 35'-3" Assessor Info do not match what is built1306 4236003009 1949 1 2 1 No 930 5,956 R4-1XL
33'-3" 35'-3"1310 4236003010 1968 17 18 18 Yes 9,328 5,956 R4-1XL
14'-9" 16'-9"1316 4236003011 1966 7 8 8 Yes 5,184 5,954 R4-1XL
15'-0" 17'-0"1320 4236003017 1987 31 52 51 No 25,500 11,916 R4-1XL

Glyndon Avenue

14'-6" 16'-6"1400 4236006026 1988 31 37 48 No 25,560 11,822 R4-1XL
17'-3" 19'-3"1410 4236006003 1969 7 9 9 Yes 6,103 5,956 R4-1XL
15'-0" 17'-0"1420 4236006022 1989 31 41 41 No 27,539 11,913 R4-1XL
15'-0" 17'-0" Assessor Info do not match what is built1426 4236006006 1950 1 2 1 Yes 5,856 1,169 R4-1XL

Louella Avenue

15'-0" 17'-0"1500 4236006021 1985 9 11 14 No 7,512 5,850 R4-1XL
15'-0" 17'-0"1506 4236006027 1988 47 50 58 No 37,630 17,885 R4-1XL
15'-3" 17'-3"1520 4236006011 1963 6 15 6 Yes 6,208 5,962 R4-1XL

2407 Glencoe 40'-0" 42'-0" Assessor Info do not match what is built4236006012 1921 1 1 1 Yes 512 5,963
? ? Back House 2 houses on the lot4236006012 1929 1 Yes 1,527

Glencoe Avenue

survey (no info) demo Proposed Development1600 4236006013 1947 3 6 3 2,184 5,957yes
14'-8" (survey) demo Proposed Development1604 4236006014 1946 4 4 4 Yes 2,016 5,956
19-0" (survey) demo Proposed Development1610 4236006015 1914 2 3 2 Yes 1,240 5,956
5'-0" (survey) 7'-0"1616 4236006016 1928 16 18 16 Yes 8,685 5,959
15'-0" 17'-0"1630 4236006025 1988 31 46 58 No 24,106 11,831

Walgrove Avenue

Page 1 of 2



Lincoln to Walgrove Properties DataEVNA 4-26-2020

Lincoln Blvd to Walgrove Avenue Property Info - R4-1XL (High Medium Residential)

North 36 lots = 25 properties

Address Year Built # Units # Bedroom #Bath Lot Size Front Setback Front Setback 
(approximate) from Sidewalk

ASP RSO - 
Yes/No

SQFT ZONE Notes

Lincoln Blvd.

10151 424200128| H H 56| No 13,0631 36,566| 114'-7" ] [New TOC Project

Superior

15'-7" 15'-7"1107 4242002038 2009 38 40 40 No 33,714 23,568
15'-3" 15'-3"1117 4242002020 1947 2 2 2 Yes 1,402 7,542
16'-0" 16'-0"1127 4242002036 1955 8 10 8 Yes 5,957 8,302

Penmar Avenue

16'-0" 16'-0"2338 Penmar 4242030001 1956 8 10 8 Yes 5,857 6,145
15'-0" 15'-0"1201 4242030002 1956 8 10 8 Yes 5,857 6,109
34'-3" 34'-3"1211 4242030023 1970 18 18 18 Yes 9,276 12,217
16'-3" 16'-3"1221 4242030025 1986 12 21 20 No 10,558 7,709

Walnut Avenue

16'-3" 16'-3"1301 4242031001 1963 9 14 9 Yes 5,736 5,958
17'-6" 17'-6"1305 4242031002 1652 4 4 4 Yes 2,368 5,956
16'-3" 16'-3"1311 4242031023 1963 16 22 18 Yes 9,004 11,911
0'-0" 7'- 0" Commercial Space1321 4242031005 1925 2,800 11,912

Glyndon Avenue

15-3" 15-3"1401 4242032001 1968 8 9 8 Yes 5,708 5,927
15'-0" 15'-0"1407 4242032002 2013 9 9 14 No 6,610 5,957
14'-9" 14'-9"1409 4242032023 1989 29 43 43 No 27,700 11,916
18'-0" 18'-0"1421 4242032005 1957 20 24 19 Yes 11,303 11,917

Louella Avenue

15'-9" New TOC Project- Former Curch1501 4242033001 31 No 11,896
14'-3" 14'-3"1511 4242033002 1941 7 7 7 Yes 4,032 5,959
16'-0" 16'-0"1517 4242033003 1954 3 2 5 Yes 1,782 4,007
N/A N/A Single Family?1519 4242033004 1932 1 2 1 No 600 1,950
2'-0" 9'-0" Commercial1523 4242033005 1925 1 No 5,400 7,608

Glencoe Avenue

17'-9" 17'-9"1607 4242034031 1990 30 44 44 No 26,208 11,877
16'-0" 16'-0"1611 4242034003 1963 7 12 7 Yes 5,384 5,958
34'-0" 34'-0" Single Family1619 4242034004 1907 1 3 2 No 2,297 5,958
16'-3" 16'-3"1621 4242034032 1990 28 39 39 No 23,328 11,112

Walgrove Avenue
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APPLICATIONS:

k APPLICATION

Instructions and Checklist
Related Code Section: Refer to the City Planning case determination to identify the Zone Code section for the entitlement 
and the appeal procedure.

Purpose: This application is for the appeal of Department of City Planning determinations authorized by the Los Angeles 
Municipal Code (LAMC).

A. APPELLATE BODY/CASE INFORMATION

APPELLATE BODY1.

□ City Council □ Director of Planning0 Area Planning Commission □ City Planning Commission 
□ Zoning Administrator

Regarding Case Number: DIR-2019-4920-TQC 

Project Address: 1600-1614 East Venice Boulevard 

Final Date to Appeal: 05/05/2020______________

2. APPELLANT

□ Property Owner
□ Operator of the Use/Site

□ Representative
□ Applicant

Appellant Identity: 
(check all that apply)

□ Person, other than the Applicant, Owner or Operator claiming to be aggrieved

□ Person affected by the determination made by the Department of Building and Safety
□ Owner
□ Operator

0 Aggrieved Party□ Representative
□ Applicant

APPELLANT INFORMATION

Appellant’s Name: Allen Sarlo________

Company/Organization: _____________

Mailing Address: 124 Washington Street

City: Marina del Rey________________

Telephone: 310 714 5499___________

3.

State: CA Zip: 90292

E-mail: Allensarlo@grnail.com

a. Is the appeal being filed on your behalf or on behalf of another party, organization or company?

0 Self □ Other:

□ Yes 0 Nob. Is the appeal being filed to support the original applicant’s position?

CP-7769 Appeal Application Form (1/30/2020) Page 1 of 4
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4. REPRESENTATIVE/AGENT INFORMATION

Representative/Agent name (if applicable): Allen Sarlo

Company: __________________________________

Mailing Address: 124 Washington Street___________

State: CA . Zip: 90929City: Marina del Rey_______________

Telephone: 310 714 5499___________

5. JUSTIFICATION/REASON FOR APPEAL

E-mail: Allensarlo@gmail.com

□ Entire El Parta. Is the entire decision, or only parts of it being appealed?

□ Yes □ Nob. Are specific conditions of approval being appealed?

If Yes, list the condition number(s) here: Item #7 Parking requirement reduction 

Attach a separate sheet providing your reasons for the appeal. Your reason must state:

□ The reason for the appeal

□ Specifically the points at issue

0 How you are aggrieved by the decision

□ Why you believe the decision-maker erred or abused their discretion

6. APPLICANT’S AFFIDAVIT
I certify that the statements contained in this application are complete and true: 

Appellant Signature: All&fl Stiflo
Allen Sarlo (May 1,2020)

Date: May 1,2020

GENERAL APPEAL FILING REQUIREMENTS

B. ALL CASES REQUIRE THE FOLLOWING ITEMS SEE THE ADDITIONAL INSTRUCTIONS FOR SPECIFIC CASE TYPES

1. Appeal Documents

a. Three (3) sets - The following documents are required for each appeal filed (1 original and 2 duplicates)
Each case being appealed is required to provide three (3) sets of the listed documents.

0 Appeal Application (form CP-7769)
0 Justification/Reason for Appeal
0 Copies of Original Determination Letter

b. Electronic Copy
□ Provide an electronic copy of your appeal documents on a flash drive (planning staff will upload materials 

during filing and return the flash drive to you) or a CD (which will remain in the file). The following items must 
be saved as individual PDFs and labeled accordingly (e.g. “Appeal Form.pdf, "Justification/Reason 
Statement.pdf, or “Original Determination Letter.pdf etc.). No file should exceed 9.8 MB in size.

c. Appeal Fee
□ Original Applicant - A fee equal to 85% of the original application fee, provide a copy of the original application 

receipt(s) to calculate the fee per LAMC Section 19.01B 1.
□ Aggrieved Party - The fee charged shall be in accordance with the LAMC Section 19.01 B 1.

d. Notice Requirement
□ Mailing List - All appeals require noticing per the applicable LAMC section(s). Original Applicants must provide 

noticing per the LAMC
□ Mailing Fee - The appeal notice mailing fee is paid by the project applicant, payment is made to the City 

Planning's mailing contractor (BTC), a copy of the receipt must be submitted as proof of payment.

CP-7769 Appeal Application Form (1/30/2020) Page 2 of 4
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SPECIFIC CASE TYPES - APPEAL FILING INFORMATION

C. DENSITY BONUS / TRANSIT ORIENTED COMMUNITES (TOC)

1. Density Bonus/TOC
Appeal procedures for Density Bonus/TOC per LAMC Section 12.22.A 25 (g) f.

NOTE:
- Density Bonus/TOC cases, only the on menu or additional incentives items can be appealed.

- Appeals of Density Bonus/TOC cases can only be filed by adjacent owners or tenants (must have documentation), 
and always only appealable to the Citywide Planning Commission.

m Provide documentation to confirm adjacent owner or tenant status, i.e., a lease agreement, rent receipt, utility 
bill, property tax bill, ZIMAS, drivers license, bill statement etc.

D. WAIVER OF DEDICATION AND OR IMPROVEMENT
Appeal procedure for Waiver of Dedication or Improvement per LAMC Section 12.37 I.

NOTE:
- Waivers for By-Right Projects, can only be appealed by the owner.

- When a Waiver is on appeal and is part of a master land use application request or subdivider's statement for a 
project, the applicant may appeal pursuant to the procedures that governs the entitlement.

E. TENTATIVE TRACT/VESTING

1. Tentative Tract/Vesting - Appeal procedure for Tentative Tract / Vesting application per LAMC Section 17.54 A.

NOTE: Appeals to the City Council from a determination on a Tentative Tract (TT or VTT) by the Area or City 
Planning Commission must be filed within 10 days of the date of the written determination of said Commission.

□ Provide a copy of the written determination letter from Commission.

F. BUILDING AND SAFETY DETERMINATION

□ 1. Appeal of the Department of Building and Safety determination, per LAMC 12.26 K 1, an appellant is considered the 
Original Applicant and must provide noticing and pay mailing fees.

a. Appeal Fee
□ Original Applicant - The fee charged shall be in accordance with LAMC Section 19.01B 2, as stated in the 

Building and Safety determination letter, plus all surcharges, (the fee specified in Table 4-A, Section 98.0403.2 of the 
City of Los Angeles Building Code)

b. Notice Requirement
□ Mailing Fee - The applicant must pay mailing fees to City Planning's mailing contractor (BTC) and submit a 

copy of receipt as proof of payment.

S3 2. Appeal of the Director of City Planning determination per LAMC Section 12.26 K 6, an applicant or any other aggrieved 
person may file an appeal, and is appealable to the Area Planning Commission or Citywide Planning Commission as 
noted in the determination.

a. Appeal Fee
0 Original Applicant - The fee charged shall be in accordance with the LAMC Section 19.01 B 1 a.

b. Notice Requirement
□ Mailing List - The appeal notification requirements per LAMC Section 12.26 K 7 apply.
□ Mailing Fees - The appeal notice mailing fee is made to City Planning's mailing contractor (BTC), a copy of 

receipt must be submitted as proof of payment.
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G. NUISANCE ABATEMENT

1. Nuisance Abatement - Appeal procedure for Nuisance Abatement per LAMC Section 12.27.1 C 4

NOTE:
- Nuisance Abatement is only appealable to the City Council.

a. Appeal Fee
□ Aggrieved Party the fee charged shall be in accordance with the LAMC Section 19.01 B 1.

2. Plan Approval/Compliance Review
Appeal procedure for Nuisance Abatement Plan Approval/Compliance Review per LAMC Section 12.27.1 C 4.

a. Appeal Fee
□ Compliance Review - The fee charged shall be in accordance with the LAMC Section 19.01 B.
□ Modification - The fee shall be in accordance with the LAMC Section 19.01 B.

NOTES

A Certified Neighborhood Council (CNC) or a person identified as a member of a CNC or as representing the CNC 
may not file an appeal on behalf of the Neighborhood Council; persons affiliated with a CNC may only file as an 
individual on behalf of self.

Please note that the appellate body must act on your appeal within a time period specified in the Section(s) of the 
Los Angeles Municipal Code (LAMC) pertaining to the type of appeal being filed. The Department of City Planning 
will make its best efforts to have appeals scheduled prior to the appellate body's last day to act in order to provide 
due process to the appellant. If the appellate body is unable to come to a consensus oris unable to hear and consider 
the appeal prior to the last day to act, the appeal is automatically deemed denied, and the original decision will stand. 
The last day to act as defined in the LAMC may only be extended if formally agreed upon by the applicant.

This Section for City Planning Staff Use Only
Base Fee: Reviewed & Accepted by (DSC Planner): Date:

Receipt No: Deemed Complete by (Project Planner): Date:

□ Determination authority notified □ Original receipt and BTC receipt (if original applicant)
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Case-NO: DIR-2019-4920-TOC 
To Whom This Concerns:
My name is Allen Sarlo. and I own the 16 unit apartment building ( all singles, built 1920) at 
1616 E Venice Boulevard, directly adjacent to the proposed project (DIR-2019-5920-TOC )
I am against the number of dwellings verses the amount of parking space that the builder is 
proposing. 77 Dwellings with only 48 parking spaces available to the tenants is unrealistic and 
dangerous to the existing neighborhood community. My property was built in the 1920’s and has 
no parking, Venice High is located in the next block and burdens the neighborhood daily with 
their parking needs. There is a single family residential neighborhood that abuts the proposed 
project which is already heavy texted by the High School and other existing apartment buildings 
located on Venice Boulevard with inadequate parking.
Thank you for taking the time to read over my concerns and address them.
Your Truly 
Allen Sarlo 
310 714 5499
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EXHIBIT B
Director of Planning’s Letter of Determination 
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DEPARTMENT OF 
CITV PLANNING

EXECUTIVE OFFICES
200 N. Spring Street, Room 525 
los Angeles, CA 90012-4801 

(213)978-1271

City of Los Angeles
CALIFORNIACOMMISSION OFFICE 

(213) 978-1300

VINCENT P. EERTONI, AICP 
director

CITY PLANNING COMMISSION

PiSAMANTHA MILLMAN
PRESIDENT KEVIN J, KELLER, AICP 

EXECUTIVE OFFICER
VAHID KHORSAND 

VICE-PRESIDENT SHAN A M.M. BONSTIN 
DEPUTY DIRECTOR

TRICIA KEANE
DEPUTY DIRECTOR

ARTHI L. VARMA, AICP 
DEPUTY DIRECTOR

LISA M. WEBBER AICP 
DEPUTY DIRECTOR

DAVID H. J. AMBROZ 
CAROLINE CHOE 

HELEN LEUNG 
KAREN MACK 

MARC MITCHELL 
VERONICA PADILLA-CAMPOS 

DANA M. PERLMAN

ERIC GARCETTI
MAYOR

DIRECTOR’S DETERMINATION

April 20, 2020

Applicant/Owner
Venice Wave LP 
1600 Venice LLC 
11601 Santa Monica Boulevard 
Los Angeles, CA 90025

Case No.: 
CEQA: 

Related Cases: 
Location:

Dl R-2019-4920-TOC
ENV-2019-4921-CE
PAR-2019-3781 -TOC
1600-1614 East Venice
Boulevard
11- Bonin
Venice
Venice
High Medium Residential 
[QJR4-1XL
Lots 1, 2, & 3, Block 10, 
Walgrove Tract

Council District: 
Neighborhood Council: 
Community Plan Area: 
Land Use Designation: 

Zone:
Legal Description:

Representatives
Don Toletino 
Venice Wave LP 
11601 Santa Monica Boulevard 
Los Angeles, CA 90025

Last Day to File an Appeal: May 5, 2020

Pursuant to the Los Angeles Municipal Code (LAMC) Section 12.22 A.31, as the designee of the 
Director of Planning, l hereby:

Determine, based on the whole of the administrative record, that the project is exempt 
from CEQA pursuant to CEQA Guidelines, Section 15332 (Class 32 Urban In-Fill 
Development), and there is no substantial evidence demonstrating that an exception to a 
categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies; and

Approve with Conditions a Transit Oriented Communities (TOC) Affordable Housing 
Incentive Program Compliance Review for a qualifying Tier 2 project, totaling 77 
dwelling units, reserving 7 units for Extremely Low Income Household occupancy for a 
period of 55 years, with the following Base and Additional Incentives:

Base Incentives

a. Residential Density. A 60 percent increase in the maximum density to permit a total 
of 77 dwelling units, in lieu of 48 units as otherwise permitted by the R4 base density;
and

b. Floor Area Ratio (FAR). A maximum FAR of 4.35:1, in lieu of the 3:1 as otherwise 
permitted by LAMC Section 12.21.1 A.1; and



c. Parking. Reduced residential parking requirements to permit 0.5 parking spaces per 
bedroom; and

Additional Incentives

d. Yards/Setback. A reduced front yard setback of 5 feet, in lieu of the 15 feet otherwise 
required by LAMC Section 12.11; and

e. Height. An increase of 11 feet to allow a maximum height of 41 feet, in lieu of the 30 
feet otherwise permitted by LAMC Section 12.21.1 A.1.

The project approval is based upon the attached Findings, and subject to the attached Conditions 
of Approval:
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CONDITIONS OF APPROVAL

Transit Oriented Communities Conditions

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, 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 Municipal Code or the project 
conditions.

1.

Residential Density. The project shall be limited to a maximum density of 77 residential 
dwelling units.

2.

Affordable Units. A minimum of seven (7) dwelling units, or 9 percent of the 77 total units, 
shall be reserved for Extremely Low Income households as defined in Section 50106 of 
the California Health and Safety Code. The Transit Oriented Communities Affordable 
Housing Incentive Program Guidelines also requires a Housing Development to meet any 
applicable housing replacement requirements of California Government Code Section 
65915(c)(3), as verified by the Department of Housing and Community Investment 
(HCIDLA) prior to the issuance of any building permit. Replacement housing units required 
per this section may also count towards other On-Site Restricted Affordable Units 
requirements.

3.

Changes in Restricted Units. Deviations that increase the number of restricted 
affordable units, or that change the composition of units or parking numbers, shall be 
consistent with LAMC Section 12.22 A.31 and comply with the Transit Oriented 
Communities Affordable Housing Incentive Program Guidelines adopted by the City 
Planning Commission.

4.

Housing Requirements. Prior to issuance of a building permit, the owner shall execute 
and record a covenant and agreement running with the land to the satisfaction of the Los 
Angeles Housing and Community Investment Department (HCIDLA). The covenant shall 
bind the owner to reserve seven (7) units available to Extremely Low Income Households 
for rental as determined to be affordable to such households by HCIDLA for a period of 
55 years. Enforcement of the terms of said covenant shall be the responsibility of HCIDLA. 
The applicant will present a copy of the recorded covenant to the Department of City 
Planning for inclusion in this file. The project shall comply with the TOC Guidelines and 
any monitoring requirements established by the HCIDLA. Refer to the TOC Affordable 
Housing Incentive Program and Housing Replacement (AB 2556 Determination) 
Background sections of this determination.

5.

Floor Area Ratio (FAR). The project shall be limited to a maximum FAR as shown in 
“Exhibit A”.

6.

Automobile Parking. The project qualifies for reduced parking requirements in 
accordance with LAMC 12.22 A.31 and the TOC Guidelines as a mixed-income project 
within one half mile of a major transit stop to which the project has unobstructed access. 
Under AB 744, parking requirements are based upon the number and type of dwelling 
units proposed. The project requires a minimum of 43 residential parking spaces for the 
77 proposed dwelling units containing 85 bedrooms, based on a rate of 0.5 parking spaces 
per bedroom. Forty-three (43) parking spaces are proposed onsite for the proposed 
residential use, all located in the subterranean parking level.

7.
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Adjustment of Parking. In the event that the number of Restricted Affordable Units 
should increase, or the composition of such units should change (i,e. the number of 
bedrooms, or the number of units made available to Senior Citizens and/or Disabled 
Persons), or the applicant selects another Parking Option (including Bicycle Parking 
Ordinance) and no other Condition of Approval or incentive is affected, then no 
modification of this determination shall be necessary, and the number of parking spaces 
shall be recalculated by the Department of Building and Safety, based upon the ratios set 
forth ratios set forth in the Transit Oriented Communities Affordable Housing Incentive 
Program Guidelines (TOC Guidelines).

8.

Bicycle Parking. Bicycle parking shall be provided consistent with LAMC Section 12.21 
A.16.

9.

Additional Incentives. In accordance with LAMC Section 12.22 A.31 and the TOC 
Guidelines, the following Additional Incentives (Tier 2) are requested:

10.

a. Yards/Setback. The project shall be permitted a reduced front yard setback of 5 
feet.

b. Height. The project shall be permitted an increase of 11 feet in building height, 
equal to a maximum building height of 41 feet.

[Q] Conditions (Ordinance No. 169,327)

11. Tenants. Prior to the issuance of a building permit or demolition permit, all tenants of an 
existing multi-unit residential building located on a lot where a project will be located shall 
be given a minimum 60-day written notice of termination of tenancy.

Administrative Conditions

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 “Final Plans". A copy of the Final Plans, supplied by 
the applicant, shall be retained in the subject case file.

12.

13. 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.

14.

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.

15.

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

16.
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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.

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

17.

Prior to the issuance of any permits relative to this matter, a covenant acknowledging and 
agreeing to comply with all the terms and conditions established herein shall be recorded 
in the County Recorder's Office. The agreement (Master Covenant and Agreement Form 
CP-6770) shall run with the land and shall be binding on any subsequent owners, heirs or 
assigns. The agreement with the conditions attached must be submitted to the 
Development Services Center for approval before being recorded. After recordation, a 
certified copy bearing the Recorder's number and date shall be provided to the Zoning 
Administrator for attachment to the subject case file

18.

Expiration. In the event that this grant is not utilized within three years of its effective date 
(the day following the last day an appeal may be filed), the grant shall be considered null 
and void. Issuance of a building permit, and the initiation of, and diligent continuation of, 
construction activity shall constitute utilization for the purposes of this grant.

19.

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.

20.

Indemnification and Reimbursement of Litigation Costs.21.

Applicant shall do all of the following:

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.

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.

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

0)

(ii)

(iii)
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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).

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).

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.

(iv)

(v)

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 entitlement, 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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BACKGROUND

The project site consists of three (3) contiguous lots located at 1600-1614 East Venice 
Boulevard, within the Venice Community Plan. The subject lots are zoned [QJR4-1XL with a 
General Plan land use designation of High Medium Residential. The site is located within the 
Los Angeles Coastal Transportation Corridor Specific Plan area and the Livable Boulevards 
Streetscape Plan area. Pursuant to Ordinance No. 169,327, the project is also subject to [Q] 
Qualified Permanent Conditions of Approval ([Q] conditions). Venice High School is located 
approximately 200 feet to the northeast.

The site is rectangular-shaped and flat, with a lot a total lot area of 17,891 square feet, to be 
reduced to 17,443 square feet after street dedications. The site occupies the southeasterly 
corner of Venice Boulevard and Glencoe Avenue, with a 138-foot frontage along Venice 
Boulevard and a 130-foot frontage along Glencoe Avenue. Pursuant to LAMC Section 12.37, the 
Bureau of Engineering requires the applicant to provide various street improvements along with 
the following street dedications: a 20-foot corner radius dedication at the corner of Venice 
Boulevard and Glencoe Avenue and a 2.5-foot dedication along the alley.

The subject property is located in an area with a mix of single- and multi-family dwellings. A multi
family residence abuts the property to the northeast. To the south of the property is a single
family neighborhood, zoned R1V2. Immediately across Venice Boulevard is a multi-family 
structure, and immediately across Glencoe Avenue is a duplex. The site is bound to the 
northwest by Venice Boulevard, to the southwest by Glencoe Avenue, and to the southeast by 
an alleyway.

At present, the property is developed with a 2-unit apartment, a 3-unit apartment, and a 4-unit 
apartment. According to a determination issued by the Los Angeles Housing and Community 
Investment Department (HCIDLA) on June 11, 2019, nine (9) units are subject to replacement 
under AB 2556 (formerly AB 2222).

The project proposes the demolition of three existing residential structures, and the construction 
of a 41-foot tall, four-story, 49,948 square-foot, multi-family structure over one level of 
subterranean parking, containing a total of 77 dwelling units, reserving 7 dwelling units (9 percent 
of the total units) for Extreme Low Income households for 55 years. The project proposes a total 
of 43 vehicular parking spaces and 82 bicycle parking spaces (72 long-term, 10 short-term). The 
project will grade and export 8,800 cubic yards of earth. Access to the proposed subterranean 
parking level will be located along the rear alleyway. Two pedestrian entrances are proposed: one 
at the rear alley and one on the corner of Venice Boulevard and Glencoe Avenue.

Pursuant to LAMC Section 12.22 A.31 and the TOC Guidelines, the applicant requests a Transit 
Oriented Communities Compliance Review. The subject property is located within a Tier 2 TOC 
Affordable Housing Incentive Area, qualified by its proximity to the intersection of two Major 
Transit Stops, Venice Boulevard and Lincoln Boulevard. Specifically, the site is within 1,500 feet 
from Metro Bus Line 33 and Rapid Line 733 and Santa Monica Rapid Line 3. As such, the project 
is located on a site that qualifies for the TOC Tier 2 Incentives.

The project is eligible for Base Incentives and three Additional Incentives. The Base Incentives 
include (1) a 60 percent increase in the maximum dwelling units allowed, (2) a 45 percent 
increase in FAR, and (3) reduced parking requirements to permit 0.5 parking spaces per 
bedroom. The applicant also requests two Additional Incentive: a reduced front yard setback of 
5 feet along Venice Boulevard, and an 11-foot increase in the maximum allowable height, equal 
to a maximum building height of 41 feet.
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For the purpose of calculating density, the property has a total lot area of 18,922 square feet. The 
R4 Zone allows residential projects to utilize a density of 400 square feet per dwelling unit. 
Although the subject property is permitted 47 dwelling units by right, the base density for this 
project is 48 units, rounded up pursuant to the TOC Guidelines. The project is located in a Tier 2 
Incentive Area and therefore is eligible for a 60 percent increase in allowable density so long as 
9 percent of the total units are set aside for Extremely Low Income households. With an increase 
of 60 percent, the maximum allowable density for the subject project is 77 dwelling units. The 
project proposes 77 units, of which 7 units will be set aside for Extremely Low Income households. 
The proposed building contains a total of 49,948 square feet of floor area, subject to a buildable 
area of 13,724 square feet; the resulting Floor Area Ratio (FAR) is 3.64 to 1.

HOUSING REPLACEMENT (AB 2556 DETERMINATION) BACKGROUND

On September 27, 2014, Governor Jerry Brown signed Assembly Bill (AB) 2222, as amended by 
AB 2556 on August 19, 2016, to amend sections of California's Density Bonus Law (Government 
Code Section 65915). AB 2556 requires applicants of Density Bonus projects filed as of January 
1, 2015 to demonstrate compliance with the housing replacement provisions which require 
replacement of rental dwelling units that either exist at the time of application of a Density Bonus 
project, or have been vacated or demolished in the five-year period preceding the application of 
the project. This applies to all pre-existing units that have been subject to a recorded covenant, 
ordinance, or law that restricts rents to levels affordable to persons and families of lower or very 
low income; subject to any other form of rent or price control; or occupied by Low or Very Low 
Income Households.

Pursuant to the AB 2556 (TOC) Determination Letter dated June 11, 2019 and prepared by the 
Los Angeles Housing and Community Investment Department (HCIDLA), nine (9) units are 
subject to replacement under AB 2556 (formerly AB 2222). Pursuant to the HUD Comprehensive 
Housing Affordability Strategy (CHAS) database, seven (7) units need to replaced with equivalent 
type affordable units. However, two (2) remaining units presumed to have been occupied by an 
above-lower income person or household, as permitted by California Government Code Section 
65915(c)(3)(C)(ii), the City has opted to require that those units be replaced in compliance with 
the City’s Rent Stabilization Ordinance (RSO).

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM 
BACKGROUND

Measure JJJ was adopted by the Los Angeles City Council on December 13, 2016. Section 6 of 
the Measure instructed the Department of City Planning to create the Transit Oriented 
Communities (TOC) Affordable Housing Incentive Program. The measure required that the 
Department adopt a set of TOC Guidelines, which establishes incentives for residential and 
mixed-use projects located within 1/2 mile of a major transit stop. Major transit stops are defined 
under existing State law.

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

The project site is located less than 1,500 feet from Venice Boulevard and Glencoe Avenue, the 
intersection of a Santa Monica Rapid Bus line 3, with a service interval of approximately 13.12
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minutes, and regular Metro Bus line 33 and Rapid line 733, with a service interval of approximately 
12.7 minutes. As such, the site qualifies as a Tier 2 TOC Affordable Housing Incentive Area.

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM 
ELIGIBILITY REQUIREMENTS

To be an eligible TOC Housing Development, a project must meet the Eligibility criteria set forth 
in Section IV of the TOC Guidelines. A Housing Development located within a TOC Affordable 
Housing Incentive Area shall be eligible for TOC Incentives if it meets all of the following 
requirements, which it does:

1. On-Site Restricted Affordable Units. In each Tier, a Housing Development shall provide 
On-Site Restricted Affordable Units at a rate of at least the minimum percentages 
described below. The minimum number of On-Site Restricted Affordable Units shall be 
calculated based upon the total number of units in the final project.

Tier 1 - 8% of the total number of dwelling units shall be affordable to Extremely 
Low Income (ELI) Households, 11% of the total number of dwelling units shall be 
affordable to Very Low (VL) Income Households, or 20% of the total number of 
dwelling units shall be affordable to Lower Income Households.
Tier 2 - 9% ELI, 12% VLor21% Lower.
Tier 3 - 10% ELI, 14% VL or 23% Lower.
Tier 4-11% ELI, 15% VL or 25% Lower.

a.

b.
c.
d.

The project site is located within Tier 2. Tier 2 requires at least 9 percent of the 77 total 
units, or 7 units, to be set aside for Extremely Low Income Households. The project 
reserves 7 units for Extremely Low Income Households and, as such, the project meets 
the eligibility requirement for On-Site Restricted Affordable Units.

2. Major Transit Stop. A Housing Development shall be located on a lot, any portion of 
which must be located within 2,640 feet of a Major Transit Stop, as defined in Section II 
and according to the procedures in Section 111.2 of the TOC Guidelines.

A Major Transit Stop is a site containing a rail station or the intersection of two or more 
bus routes with a service interval of 15 minutes or less during the morning and afternoon 
peak commute periods. The project site is located less than 1,500 feet from the 
intersection of a Santa Monica Rapid Bus line 3 with a service interval of approximately 
13.12 minutes and regular Metro Bus line 33 and Rapid line 733 with a service interval of 
approximately 12.7 minutes. Therefore, the project meets the eligibility requirement for 
proximity to a Major Transit Stop.

3. Housing Replacement. A Housing Development must meet any applicable housing 
replacement requirements of California Government Code Section 65915(c)(3), as verified 
by the Department of Housing and Community Investment (HCIDLA) prior to the issuance 
of any building permit. Replacement housing units required per this section may also count 
towards other On-Site Restricted Affordable Units requirements.

A determination dated June 11, 2019 from the Los Angeles Housing and Community 
Investment Department (HCIDLA) states that nine (9) dwelling units are subject to 
replacement under Assembly Bill (AB) 2556. Pursuant to HCIDLA’s AB 2556 
Determination, seven (7) units shall be replaced with equivalent bedroom type, with three 
(3) units restricted to Extremely Low Income Households, two (2) units restricted to Very 
Low Income Households, and two (2) units to Low Income Households. For the two (2) 
remaining units presume to have been occupied by an above-low income person or
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household, as permitted by California Government Code Section 65915<c)(3)(C)(ii), the 
City has opted to require that those units be replaced in compliance with the City’s Rent 
Stabilization Ordinance (RSO).

4. Other Density or Development Bonus Provisions. A Housing Development shall not 
seek and receive a density or development bonus under the provisions of California 
Government Code Section 65915 (State Density Bonus law) or any other State or local 
program that provides development bonuses. This includes any development bonus or 
other incentive granting additional residential units or floor area provided through a 
General Plan Amendment, Zone Change, Height District Change, or any affordable 
housing development bonus in a Transit Neighborhood Plan, Community Plan 
Implementation Overlay (CPIO), Specific Plan, or overlay district.

The project is not seeking any additional density or development bonuses under the 
provisions of the State Density Bonus Law or any other State or local program that 
provides development bonuses, including, but not limited to a General Plan Amendment, 
Zone Change, Height District Change, or any affordable housing development bonus in a 
Transit Neighborhood Plan, Community Implementation Overlay (CPIO), Specific Plan, or 
overlay district. As such, the project meets this eligibility requirement.

5. Base Incentives and Additional Incentives. All Eligible Housing Developments are 
eligible to receive the Base Incentives listed in Section VI of the TOC Guidelines. Up to 
three Additional Incentives listed in Section VII of the TOC Guidelines may be granted 
based upon the affordability requirements described below. For the purposes of this 
section below, “base units” refers to the maximum allowable density allowed by the zoning, 
prior to any density increase provided through these Guidelines. The affordable housing 
units required per this section may also count towards the On-Site Restricted Affordable 
Units requirement in the Eligibility Requirement No. 1 above (except Moderate Income 
units).

One Additional Incentive may be granted for projects that include at least 4% of 
the base units for Extremely Low Income Households, at least 5% of the base units 
for Very Low Income Households, at least 10% of the base units for Lower Income 
Households, or at least 10% of the base units for persons and families of Moderate 
Income in a common interest development.
Two Additional Incentives may be granted for projects that include at least 7% of 
the base units for Extremely Low Income Households, at least 10%> of the base 
units for Very Low Income Households, at least 20% of the base units for Lower 
Income Households, or at least 20% of the base units for persons and families of 
Moderate Income in a common interest development.
Three Additional Incentives may be granted for projects that include at least 11% 
of the base units for Extremely Low Income Households, at least 15% of the base 
units for Very Low Income Households, at least 30% of the base units for Lower 
Income Households, or at least 30% of the base units for persons and families of 
Moderate Income in a common interest development.

a.

b.

c.

The project is eligible for two Additional Incentives. The applicant elects to utilize two 
Additional Incentives; a reduced front yard setback of 5 feet along Venice Boulevard, and 
an 11-foot increase in the maximum allowable height, equal to a maximum building height 
of 41 feet. At least 7 percent shall be set aside for Extremely Low Income Households; 
the project sets aside 9 percent for Extremely Low Income Households. As such, the 
project meets the eligibility requirement for up to two Additional Incentives.
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Projects Adhering to Labor Standards. Projects that adhere to the labor standards 
required in LAMC 11.5.11 may be granted two Additional Incentives from the menu in 
Section VII of these Guidelines (for a total of up to five Additional Incentives).

6.

The project is not seeking Additional Incentives beyond those permitted in exchange for 
reserving 7 dwelling units for Extremely Low Income Households. As such, the project 
need not adhere to the labor standards required in LAMC Section 11.5.11, and this 
eligibility requirement does not apply.

Multiple Lots. A building that crosses one or more lots may request the TOC Incentives 
that correspond to the lot with the highest Tier permitted by Section III above.

7.

The project site consists of three contiguous lots, all of which qualify for the TOC Tier 2 
Incentives.

8. Request for a Lower Tier. Even though an applicant may be eligible for a certain Tier, 
they may choose to select a Lower Tier by providing the percentage of On-Site Restricted 
Affordable Housing units required for any lower Tier and be limited to the Incentives 
available for the lower Tier.

The applicant has not elected to utilize a Lower Tier. As such, this eligibility requirement 
does not apply.

100% Affordable Housing Projects. Buildings that are Eligible Housing Developments 
that consist of 100% On-Site Restricted Affordable units, exclusive of a building manager’s 
unit or units shall, for purposes of these Guidelines, be eligible for one increase in Tier 
than otherwise would be provided.

9.

The project is not considered a 100% Affordable Housing Project. As such, this eligibility 
requirement does not apply.
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FINDINGS

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM / 
AFFORDABLE HOUSING INCENTIVES COMPLIANCE FINDINGS

Pursuant to Section 12.22 A.31{e) of the LAMC, the Director shall review a Transit Oriented 
Communities (TOC) Affordable Housing Incentive Program project application in accordance with 
the procedures outlined in LAMC Section 12.22 A.25(g).

Pursuant to LAMC Section 12.22 A.25(g)(2), the Director shall approve a transit 
oriented communities review with additional requested incentives unless the 
Director finds that the incentives are not required 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 Director to find 
that the requested incentives are not required 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.

1.

The list of incentives in the TOC Guidelines were pre-evaluated at the time the TOC 
Affordable Housing Incentive Program Ordinance was adopted to include types of relief 
that minimize restrictions on the size of the project. As such, the Director will always arrive 
at the conclusion that the on-menu incentives are required to provide for affordable 
housing costs because the incentives, by their nature, increase the scale of the project. 
The following incentives allow the developer to increase the height of the mixed-use 
building so that affordable housing units can be constructed and the overall space 
dedicated to residential uses is increased. These incentives support the applicant’s 
decision to reserve seven (7) units for Extremely Low Income Households.

Yards/Setback. The project is located within the R4 zone and is required to provide a 15- 
foot front yard setback on Venice Boulevard. The requested yard incentive allows the 
project to be designed with a reduced front yard setback of 5 feet along Venice Boulevard. 
Front yard reductions are limited to no more than the average of the front yards of adjoining 
buildings along the same street frontage; if the project is located on a corner lot or adjacent 
to a vacant lot, the front yard setback may align with the fagade of the adjoining building 
along the same front lot line. Without the yard incentive, the project’s floor area would be 
reduced by approximately 5,000 square feet, resulting in a decrease of 16 units. With the 
yard incentive, the project is able to include more residential floor area for dwelling units 
reserved for Extremely Low Households.

Height. The project is subject to the 1XL height district, which limits height to 30 feet. The 
requested height incentive allows an increase of 11 feet in building height, equal to a 
maximum building height of 41 feet. Although the underlying zone does not limit the 
number of stories, the project is limited by building height. Utilization of the height incentive 
enables the construction of an additional level, and thus facilitates the addition of 
approximately 21 units. The additional units support the applicant’s decision to reserve 
seven (7) units for Extremely Low Income Households.

The use of the Incentives result in design and construction efficiencies, which in turn 
makes the inclusion of affordable units more financially feasible. The Additional 
Incentives requested for this project are part of a broader list of TOC On-Menu Additional
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Incentives that have been pre-evaluated and deemed effective in providing applicants 
with greater flexibility to construct mixed-income developments. The project reserves at 
least 7 percent of the total units for Extremely Low Income Households and, as such, 
qualifies for up to two Additional Incentives.

Pursuant to LAMC Section 12.22 A.25(g}(2), the Director shall approve a transit 
oriented communities review with additional requested incentives unless the 
Director finds that the incentives will have a 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. Inconsistency with the zoning ordinance or the general plan land use 
designation shall not constitute a specific, adverse impact upon the public health 
or safety.

2.

There is no evidence that the proposed incentive will have a specific adverse impact upon 
public health and safety or the physical environment. 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)), The 
finding that there is no evidence in the record that the proposed incentives will have a 
specific adverse impact is further supported by the CEQA findings. The findings to deny 
an incentive under Density Bonus Law are not equivalent to the findings for determining 
the existence of a significant unavoidable impact under CEQA. However, under a number 
of CEQA impact thresholds, the City is required to analyze whether any environmental 
changes caused by the project have the possibility to result in health and safety impacts. 
For example, CEQA Guidelines Section 15065(a)(4), provides that the City is required to 
find a project will have a significant impact on the environment and require an EIR if the 
environmental effects of a project will cause a substantial adverse effect on human 
beings. The proposed project and potential impacts were analyzed in accordance with 
the State CEQA Statute and Guidelines and the City’s L.A. CEQA Thresholds Guide. 
Analysis of the proposed project determined that the project is Categorically Exempt from 
environmental review pursuant to Article 19, Class 32 of the State CEQA Statute and 
Guidelines. Furthermore, the project was evaluated against the exceptions to use of 
Categorical Exemptions pursuant to Section 15300.2 of the State CEQA Statute and 
Guidelines and determined that none of the exceptions apply to the proposed project. 
Therefore, there is no substantial evidence that the proposed project will have a specific 
adverse impact upon public health and safety or the environment, or on any real property 
that is listed in the California Register of Historical Resources.

ENVIRONMENTAL REVIEW FINDINGS

As the designee of the Director of Planning, I have determined, based on the whole of the 
administrative record, that the Project is exempt from CEQA pursuant to State CEQA 
Guidelines, Article 19, Section 15332 (Class 32) and there is no substantial evidence 
demonstrating that an exception to a categorical exemption pursuant to CEQA Guidelines, 
Section 15300.2 applies.

3.

The project consists of the demolition of three existing residential structures, and the 
construction of a 41-foot tali, four-story, 49,948 square-foot, multi-family structure over one 
level of subterranean parking, containing a total of 77 dwelling units, reserving 7 dwelling 
units (9 percent of the total units) for Extreme Low Income households for 55 years. The 
project provides a total of 43 vehicular parking spaces and 82 bicycle parking spaces (72
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long-term, 10 short-term). The project will grade and export 8,800 cubic yards of earth. 
The project is an in-fill development and qualifies for the Class 32 Categorical Exemption.

CEQA Determination - Class 32 Categorical Exemption Applies

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

a) The project is consistent with the applicable general plan designation and all 
applicable general plan policies as well as with the applicable zoning 
designation and regulations.

The site currently is developed with a 3-unit apartment building, a 4-unit apartment 
building, and a 2-unit apartment building. The site is zoned [QJR4-1XL and has a 
General Plan Land Use designation of High Medium Residential. The project proposes 
the construction of a three-story residential building containing 77 dwelling units. As 
proposed, the project is conformance with the General Plan Zoning and Land Use 
designation.

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. Lots surrounding the subject 
site are developed with multi-family buildings and single-family residences.

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

The site is not a wildland area, and is not inhabited by endangered, rare, or threatened 
species. The area around the site is highly urbanized and surrounded by commercial 
and residential uses. NavigateLA shows that the subject site is not located in a 
Significant Ecological Area.

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 for pollutant discharge, 
dewatering, and stormwater mitigations; and Best Management Practices for 
stormwater runoff. More specifically, RCMs include but are not limited to:

Regulatory Compliance Measure RC-AQ-1 (Demolition, Grading and 
Construction Activities): Compliance with provisions of the SCAQMD District 
Rule 403. The project shall comply with all applicable standards of the Southern 
California Air Quality Management District, including the following provisions of 
District Rule 403:

o All unpaved demolition and construction areas shall be wetted at least twice 
daily during excavation and construction, and temporary dust covers shall be 
used to reduce dust emissions and meet SCAQMD District Rule 403. Wetting 
could reduce fugitive dust by as much as 50 percent, 

o The construction area shall be kept sufficiently dampened to control dust 
caused by grading and hauling, and at all times provide reasonable control 
of dust caused by wind.
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o All clearing, earth moving, or excavation activities shall be discontinued 
during periods of high winds (i.e., greater than 15 mph), to prevent excessive 
amounts of dust.

o All dirt/soil loads shall be secured by trimming, watering or other appropriate 
means to prevent spillage and dust.

o All dirt/soil materials transported off-site shall be either sufficiently watered or 
securely covered to prevent excessive amount of dust.

o General contractors shall maintain and operate construction equipment to 
minimize exhaust emissions.

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

• Regulatory Compliance Measure RC-GEO-1 (Seismic): The design and 
construction of the project shall conform to the California Building Code seismic 
standards as approved by the Department of Building and Safety.

• Regulatory Compliance Measure RC-NO-1 (Demolition, Grading, and 
Construction Activities): The project shall comply with the City of Los Angeles 
Noise Ordinance and any subsequent ordinances, which prohibit the emission or 
creation of noise beyond certain levels at adjacent uses unless technically infeasible.

These RCMs will reduce any potential impacts on noise and water quality to less than 
significant. The creation of noise is limited to certain decibels, restricted to specific 
hours. A Noise Impact Analysis, prepared by Cadence Environmental, dated 
September 25, 2019, determined that the proposed development would not exceed 
the limits stated in the Noise Ordinance. Regarding traffic and air quality impacts, DOT 
staff determined that the project requires a traffic assessment study. A traffic study 
dated September 3, 2019 was prepared by Overland Traffic Consultants. The 
Department of Transportation (LADOT) issued a Traffic Assessment, dated February 
4, 2020, indicating the project would generate a net increase of 341 trips. The Traffic 
Assessment included a VMT analysis that determined the project would not have a 
significant transportation impact under any of the above thresholds.

The project will not conflict with any adopted policies, plans, or programs regarding 
public transit, bicycle facilities, or pedestrian facilities. Therefore, the project will not 
have any significant impacts to traffic. Likewise, air quality will not worsen as a result 
of the proposed project. Interim thresholds were developed by DCP staff based on 
CalEEMod model runs relying on reasonable assumptions, consulting with AQMD 
staff, and surveying published air quality studies for which criteria air pollutants did not 
exceed the established SCAQMD construction and operational thresholds. The Air 
Quality Impact Analysis prepared by Cadence Environmental Consultants, dated 
September 24, 2019, concluded the project would not result in impacts to air quality. 
Regarding water quality, the proposed project will utilize existing municipal water 
sources through the Department of Water and Power (LADWP). The project is subject 
to the City’s Low Impact Development Ordinance (Ordinance 181,889), which requires 
the capture and retention of storm water through onsite filtration and treatment. As 
such, the project has been designed to meet the City’s Low Impact Development (LID) 
requirements.

e) The site can be adequately served by alt required utilities and public services.

The project site will be adequately served by all public utilities and services given that 
the property is located in an urban tract with water supply, sewage and waste disposal 
infrastructure, and power lines installed. Venice Boulevard and Glencoe Avenue are 
improved with existing utilities that service the lots in the area. Both can be accessed
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by emergency vehicles. The project includes a street dedication to widen the 
pedestrian right-of-way. The project will also repair and replace any broken or off- 
grade asphalt, sidewalk, curb, or gutter. The project shall comply with any street light 
requirements required by the Bureau of Street Lighting. The proposed project will not 
result in significant impacts on the capacity of existing utilities and services.

The project is a transit-oriented, infill development on a site within an urbanized area and 
meets the criteria outlined above. Therefore the project qualifies for a Class 32 Categorical 
Exemption.

Furthermore, the Exceptions outlined in the State CEQA Guidelines Section 15300.2 do 
not apply to the project:

Cumulative Impact. There is not a succession of known projects of the same type 
located in the same place as the subject project. No comparable pending projects 
(TOC or Density Bonus) have been identified within a 500-foot radius of the subject 
site. One TOC project located approximately 0.33 miles away at 1015 East Venice 
Boulevard (DIR-2017-4421-TOC) was approved on September?, 2018. AnotherTOC 
project, located at 1808-1816 South Lincoln Boulevard (DIR-2019-1133-TOC), was 
approved on February 20, 2020. Since these projects qualify fora Class 32 Categorical 
Exemption and are subject to Regulatory Compliance Measures, no cumulative 
impacts are anticipated. Further, the proposed 77-unit residence does not exceed 
thresholds identified for impacts to the area (i.e. traffic, noise, etc.) and will not result 
in significant cumulative impacts.

a)

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 multi-family building in an area zoned and designated for such use. 
Adjacent lots are developed with multi- and single-family residences. No unusual 
circumstances are present or foreseeable.

b)

c) Scenic Highways. The project site is not located on or near a designated state scenic 
highway. The only State Scenic Highway within the City of Los Angeles is the Topanga 
Canton State Scenic Highway, State Route 27, which travels through a portion of 
Topanga State Park.

Hazardous Waste Sites. The project site is not identified as a hazardous waste site or 
is on any list compiled pursuant to Section 65962.5 of the Government Code.

d)

Historical Resources. The project site has not been identified as a historic resource by 
local or state agencies, and the project site has not been determined to be eligible for 
listing in the National Register of Historic Places, California Register of Historical 
Resources, the Los Angeles Historic-Cultural Monuments Register, and/or any local 
register. The site was not found to be a potential historic resource based on the City's 
HistoricPIacesLA website or SurveyLA, the citywide survey of Los Angeles. The City 
does not treat the site as a historic resource. Based on this, the project will not result 
in a substantial adverse change to the significance of a historic resource.

e)

The project is determined to be categorically exempt and does not require mitigation or 
monitoring measures; no alternatives of the project were evaluated. An appropriate 
environmental clearance has been granted.
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TIME LIMIT - OBSERVANCE OF CONDITIONS

All terms and conditions of the Director’s Determination shall be fulfilled before the use may be 
established. Pursuant to LAMC 12.25 A.2, the instant authorization is further conditional upon the 
privileges being utilized within three years after the effective date of this determination and, if 
such privileges are not utilized, building permits are not issued, or substantial physical 
construction work is not begun within said time and carried on diligently so that building permits 
do not lapse, the authorization shall terminate and become void.

TRANSFERABILITY

This determination runs with the land. In the event the property is to be sold, leased, rented or 
occupied by any person or corporation other than yourself, it is incumbent that you advise them 
regarding the conditions of this grant. If any portion of this approval is utilized, then all other 
conditions and requirements set forth herein become immediately operative and must be strictly 
observed.

VIOLATIONS OF THESE CONDITIONS

The applicant's attention is called to the fact that this grant is not a permit or license and that any 
permits and licenses required by law must be obtained from the proper public agency. 
Furthermore, if any condition of this grant is violated or not complied with, then the applicant or 
his successor in interest may be prosecuted for violating these conditions the same as for any 
violation of the requirements contained in the Municipal Code, or the approval may be revoked.

Section 11.00 of the LAMC states in part (m): “It shall be unlawful for any person to violate any 
provision or fail to comply with any of the requirements of this Code. Any person violating any of 
the provisions or failing to comply with any of the mandatory requirements of this Code shall be 
guilty of a misdemeanor unless that violation or failure is declared in that section to be an 
infraction. An infraction shall be tried and be punishable as provided in Section 19.6 of the Penal 
Code and the provisions of this section. Any violation of this Code that is designated as a 
misdemeanor may be charged by the City Attorney as either a misdemeanor or an infraction.

Every violation of this determination is punishable as a misdemeanor unless provision is otherwise 
made, and shall be punishable by a fine of not more than $2,500 or by imprisonment in the County 
Jail for a period of not more than six months, or by both a fine and imprisonment.”

APPEAL PERIOD - EFFECTIVE DATE

The Determination in this matter will become effective and final fifteen (15) days after the 
date of mailing of the Notice of Director’s Determination unless an appeal there from is filed 
with the City Planning Department. It is strongly advised that appeals be filed early during the 
appeal period and in person so that imperfections/incompleteness may be corrected before the 
appeal period expires. All appeals must be filed on the prescribed forms, accompanied by the 
required fee, a copy of this Determination, and received and receipted at any one of the 
Development Services Center of the Department of City Planning on or before the above date or 
the appeal will not be accepted. Forms are available on-line at http://planning.lacity.org. 
Development Services Center of the Department of City Planning are located at:

San Fernando Valley 
Public Counter

6262 Van Nuys Blvd., 
2nd Floor

Los Angeles, CA 91401 
(818) 374-5050

West Los Angeles 
Public Counter

1828 Sawtelle Blvd., 
2nd Floor

Los Angeles, CA 90025 
(310)231-2901

Downtown Metro 
Public Counter

201 N. Figueroa St., 4th Floor 
Los Angeles, CA 90012 

(213)482-7077

Page 17 of 18DIR-2019-4920-TOC

http://planning.lacity.org


Only an applicant or any owner or tenant of a property abutting, across the street or alley 
from, or having a common corner with the subject property can appeal this Density Bonus 
Compliance Review Determination. Per the Density Bonus Provision of State Law 
(Government Code Section §65915) the Density Bonus increase in units above the base density 
zone limits and the appurtenant parking reductions are not a discretionary action and therefore 
cannot be appealed. Only the requested incentives are appealable. Per Section 12.22 A.25 of 
the LAMC, appeals of Density Bonus Compliance Review cases are heard by the City Planning 
Commission.

Verification of condition compliance with building plans and/or building permit applications are 
done at any Development Services Center of the Department of City Planning. In order to assure 
that you receive service with a minimum amount of waiting, applicants are encouraged to 
schedule an appointment with the Development Services Center either through the Department 
of City Planning website at http://planning.lacity.org or by calling (213) 482-7077, (818) 374
5050, or (310) 213-2901. The applicant is further advised to notify any consultant of this 
requirement as well.

The time in which a party may seek judicial review of this determination is governed by California 
Code of Civil Procedures 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 90lh day 
following the date on which the City's decision becomes final.

VINCENT P. BERTONI, AICP 
Director of Planning

Approved by: Reviewed by:

-aidpl Roble, Principal City Planner Juliet Oh, Senior City Planner

Prepared by:

Jeffrey Kh^u, AICP, qity Planning Associate 
Jeff.khaufelacity.org
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STAIR SECTIONS

STAIR SECTIONS
UNIT PLANS 101. 1Q2-PH2, 103&303,

-PH4
UNITPLANS 105-305, 106,107,103 
UNIT PLANS 109,112, 114-PHI4.
115-315 ____________
UNlt PLANS116-PH16, 117-317, l18-PH1fl,
119.219, PH19____________________
UNITPLANS 120£2a,PH20, 121-PH21,201,
301-PHI_________________________
UNITPLANS 203.206-PH6.207-PH7,
206-PH8_________________________
UNITPLANS 209,210, 2114212, 3118.312 
UNIT PLANS 213&313, 301&PH1,309&PH9,Hi
UNIT PLANS 319, 320, PH1. PH5

UNITPLANS PH 10, PH 11, PHIS, PH17.PH3

SCHEDULE & DETAILS

GREEN BLDG. REQ.
SHEET TITLE

GENERAL

INFORMATION

GREEN BLDG. EQUIP. INFO.

DAD NOTES

DAD NOTES

DAD NOTES
PROJECT NUMBERDAD NOTES

DAD NOTES
SHEET NUMBER

DAD NOTES

A1SURVEY

SECTIONS

SECTIONS

ELEVATIONS

ELEVATIONS

ROOF PLAN

FLOOR PLAN

3RD FLOOR PLAN

2ND FLOOR PLAN

1ST FLOOR PLAN

GARAGE PLAN

DIAGRAMS

SITE PLAN

GENERAL NOTES

GENERAL INFORMATIONLOTS 1,2,&3, BLOCK 10, OF THE WALGROVE TRACT, IN THE 
CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, AS PER 
MAP RECORDED IN BOOK 7, PAGE 50 INCLUSIVE OF MAPS, IN 
THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

A1 0
77 UNITS
PROJECT SUMMARY

A ELEVATION LETTER 

SHEET WHERE DRAWN

BICYCLE PARKING REQUIREO/PROVIDED 
82 SPACES - 72 LONG/10 SHORT TERM

A1 1-5A6, A.C. ASPHALT CONCRETE
ACOUSTIC TILE
ADJUSTABLE
ALUMINUM
ASPHALT TILE
BOARD
BUILDING
BLOCKING
BENCH MARK
BOTTOM
BRICK
CABINET
CATCH BASIN
CEMENT
CAST IRON
CLEAR
CEILING JOIST
CEILING
COLUMN
COMPOSITION
CONCRETE
CONTINUOUS
CORRUGATED
COUNTERSUNK
COLD WATER
DETAIL
DRINKING FOUNTAIN
DIAMETER
DIMENSION
DIVISION
DOWN
DOOR
DOWNSPOUT
DISHWASHER

DWG.
DWR,

DRAWING
DRAWER
EXPANSION JOINT
ELEVATION
ELECTRIC
ELEVATOR
EQUIPMENT
EXISTING
EXTERIOR
FLOOR DRAIN
FIRE EXTINGUISHER
FINISH GRADE
FIRE HOUSE CABINET
FLOOR JOIST
FINISH
FLOOR
FLOW LINE
FACE OR CONCRETE
FACE OF MASONRY
FACE OF STUDS
FLOOR SINK
FOOT
FURRING
GAUGE
GALVANIZED
GALVANIZED IRON
GLASS GLAZING
GRADE
GYPSUM BOARD 
HOSE BRIBE 
HARDWARE 
HORIZONTAL 
HIGH POINT 
HEIGHT

HOT WATER
HARDWOOD
INSIDE DIMENSION
INTERIOR
JANITOR
LAVATORY
LOW POINT
LOUVER VENT
LIGHT
MAXIMUM
MEDICINE CABINET
METAL CORNER BEAD
MANHOLE
METAL
MANUFACTURER
MINIMUM
MIRROR
MISCELLANEOUS 
MASONRY OPENING 
NOT IN CONTRACT 
OBSCURE 
ON CENTERS 
OVER FLOW 
OPENING 
PARTITION 
PLATE 
PLASTER 
PLYWOOD 
POWER POLE 
RISER-RADIUS 
ROOF DRAIN 
REINFORCING 
ROOF JOIST 
ROUGH SAWN

H.W. RES. RESAWN 
ROOF VENT 
REDWOOD

ZONE 
LOT AREA 
1/2 ALLEY

(QJR4-1XLTIER2 A27,091 SFAC. HWD. R.V. PARKING REQUIRED (8 X1) ♦ (69X0.5) 
PARKING PROVIDED

43 SPACES
43 SPACES (42 STD/ 1 ADA 

15.548 SF

1.031 SF A2.12 PLAN,SECTION OR DETAIL NUMBER 

SHEET WHERE DRAWN

ADJ. E.J. I.D. RWD TOTAL 18,922 SFAPN :4236-006-013/014/015 
PIN: 1118149 1352

ALUM. ELEV.
ELEC.

A3,A3, INT. S. SINK GARAGE AREAALLOW. DENSITY (18.922/400)
DENSITY BONUS - TIER 2 ( 48 X 1.60) = 77 UNITS 
EXTREMELY LOW INCOME UNITS (ELI-9 %) = 7 UNITS 
ON-MENU INCENTIVES:

A) FRONTYARD REDUCTION
(TO ALIGN WITH ADJACENT PROPERTY)

B) TO INCREASE ALLOWABLE HEIGHT 41 FT.

48 UNITSA.T. SPLASH BLOCK
SHELF
SHEET
SHEATHING
SPECIFICATIONS
SERVICE SINK
SECTION
STANDARD
STEEL
STRIPPING
SQUARE
TOP OF CURB
TONGUE & GROOVED
THICK
THRESHOLD
TELEPHONE
TOP OF PLATE
TRANSOM
TRANSFORMER
TOP OF WALL
TYPICAL
VENT
VERTICAL
WATER CLOSET
WOOD
WARDROBE
WATER HEATER
WROUGHT IRON
WIRE MESH
WEIGHT

JAN, S.B. A4

© BD. EL. SH.LAV.DOOR TYPE ALLOWABLE FLOOR AREA:ADDRESS:
1600 E VENICE BLVD 
LOS ANGELES, CA 90291

A5BLDG.
BLKG.

EQUIP.
EXIST.

L.P, SHT. ALLOW FAR W/ 45% INCREASE. 
ALLOW FAR

4.35:
A6SHTG.

SPECS.
WINDOW TYPE L.V. 13,724 5 X 4.35 - 59,699 4 SF.

B.M. EXT. LT. A70 SECURITY OPENING 

WOOD STUD PARTITION

PROPOSED FAR = 49,943 SF (zoning code)BOT. F.D. S.S.MAX.
ASOWNER:

WISEMAN DEVELOPMENT 
11601 SANTA MONICA BLVD. 
LOS ANGELES, CA 90025 

310 914 5555

Bfl. F.E. SECT.M.C.
PROPOSED DEVELOPMENT A9F.G.CAB. STD.M.C.B. OPEN SPACE REQUIREDUNIT 495 SF 

346 SF 
1,023 SF

BA UNITS® 495 sf 
UNIT201 - I HR/ I BA UNITS :ft>346SFI-HOUR FIRE RESISTIVE CONSTRUCTION C.B. F.H.C. STLM.H. A10(16 X 125) t-(61X100) 8,100 SFI

CEM. F.J. MET. STPG, 2 UNIT301&PHI-1 BR/1 BA UNITS @ 514 SF 
UNIT 102& PH2- I BR/1 BA UNITS ®46Q SF 
UNIT 103 & 303- 1 8R / 1 BA UNITS §> 490 SF 
UNIT 203 - 2 BR / 2 BA UNITS ® 665 SF 
UNITPH3■ I BR / I 8AUNITS® 315SF 
UNIT 1Q4-PH4 - 1 BH / 2 BA UNITS f§> 741 SF 
UNIT 105-305 -1 BR / 1 BA UNITS ® 460 SF 
UNIT PH5 • 2 BH / 2 BA UNITS ®
UNIT 106 - 1 BR i 1 BA UNITS @ 695 SF 
UNIT 206-PH6 -1 8R /2 BA UNITS S> 759 SF 
UNIT 107 - 1 8R ' 1 BA UNITS -3 637 SF 
UNIT 207-PH7 - 1 8R 11 BA UNITS -a- 495 SF 
UNIT 108 -1 BR /1 BA UNITS <§' 391 SF 
UNIT 20B-PHB - 1 BR /2 BA UNITS <8 700 SF 
UNIT 109 -2 BR 12 BA UNITS 
UNIT 209 ■ STUDIO •§.' 310 SF 
UNIT309-PH9 - 1 BR / 1 BA UNITS S> 534 SF 
UNIT 210 - 2 BR / 2 BA UNITS .£' 756 SF 
UNIT310 -1 BR /I BA UNITS @ 540 SF 
UNIT PH10 - 2 BR 72 BA UNITS :§f 786 SF 
UNIT21IS311 -1 BR > 1 BA UNITS <3 
UNIT PH11 - 2 BR / 2 BA UNITS a,' 726 SF 
UNIT 112- 1 BR f\ BA UNITS 577 SF 
UNIT 212&3I2 - 1 BR / 1 BA UNITS S' 471 SF 
UNIT
UNIT 115-315 - 1 BR / 1 8A UNITS ® 470 SF 
UNIT PH15 - I BR /1 BA UNITS® 280 SF 
UNIT I16-PH16 -1 BR /1 BA UNITS .§> 455 SF 
UNIT 117-317- I BR / 1 BA UNITS® 442 SF

a A11HARD WIRED STATE FIRE MARSHALL APPROVED 
SMOKE DETECTOR W/ BATTERY BACKUP, LOW 
BATTERY SIGNAL. AND WITH APPROVED CARBON 
MONOXIDE ALARM,

DOUBLE RECEPTICAL @+12" U.O.N.

REQUIRED NUMBER OF TREES 
1 TREE/ 4 UNITS ; 77/4 = 19.25 SAY 20 TREESFIN. SQ.C.l. MFR. 2 A12FLR.CLR. T.C.MIN.
OPEN SPACE PROVIDED 
PRIVATE OPEN SPACE (73 SF X 50) 
COURTYARD
ROOF GARDEN__________

A13C.J. T&GF.L. M. i 315 SF
3,650 SF4 2,964 SFCLG. F.O.C.

F.O.M.
F.O.S.

MISC. TH. A14802 SF 
4.156SF3 1.440 SF

NCOL. THRESM.O. 666 SF A15VICINITY MAP TOTALCOMPO.
CONC,
CONT.
CORR.

TEL. 695 SFN.I.C.DOUBLE RECEPTICAL -1/2 HOT 

DOUBLE RECEPTICAL - GFI

3 2,376 SF A16REQUIRED NUMBER OF TREESF.S. T.PL.OB. 660 SF
PROVIDED TREES = 20 TREES=e

5£
FT. TR.O.C. 1,536 SF 

391 SF 
2,100 SF 
770 SF 
310SF

A17
© 1FUR. O.F. TRANS.

T.O.W.
'•a:'v A18WALL MOUNTED LT. FIXT. 3 * SEE SHT. A2 FOR ADD. DETAIL 

BUILDING TYPE • PLANNING 
• BUILDING

CSK. GA. OPNG.
PART

1 1770 SF A194 STORY OVER BSMT 
4 STORY OVER BSMT 
V-A/l-A 
R-2 /S-2
41 -0°(PLANNING)

FLUOR. FIXT. '•vC.W. GALV. TYP.

\\\>

l
2 ISFDET. G.I. PL. V. A20CEILING MOUNTED LT. FIXT. CONSTRUCTION TYPE 

OCCUPANCY TYPES 
BUILDING HEIGHT 
ALLOW AREA 
BASIC

756 SF
D.F. GL. PLAS. VERT. A21540 SF
DIA.© GR. W.C.PLY.RECESSED LT, FIXT. 766 SF 

882 SF(T£ A222 ~FDIM. GYP. WD.P.P. R2 BASIC 12.000 -t (12.000 x 2] - 36.000 SF 
2 -STORY - (36,000 X 2) - 72,000 SF 

PROVIDE 3-HR SEPAFIAT10N BETWEEN R2'S2 
BUILDING EOUIPPED W/ AUTOMATIC FIRE SPRINKLER SYSTEM. 
COMPLYING W/ NFPA-13.
PROVIDE FIRE ALARM SYSTEM
PROVIDE EMERGENCY RESPONDER RADIO COVERAGE PER LAFC 510 
PROVIDE MECHANICAL VENTILATION AT ENCLOSED GARAGE.

726 SF4 TELEPHONE JACK A23DIV. H.B. WARD.R. 577 SF 
942 SFDN. HDW.

HORIZ.
W.H. 2R.D. A24© EXHAUST FAN - SEE NOTE 5A /A1 -PH14 -1 BR / 2 BA UNITS 0$ 727 SF 2,908 SFDR. W.l.REINF.

A251,410 SF
DS. H.P. W.M.R.J.EH 230 SFTV OUTLET A26

S3
D.W. WT, 1,820 SF 

1.326SF
HT. ROS ,-^s 3

m EXIT SIGN - SEE NOTES F13&14/A1 A27UNIT PH 17 • 2 BR / 2 SA UNITS ■© 684 SF 
UNIT 118-PHI I BR / I BAUNITS '£'512SF 
UNIT 119S219SPH19 - 1 BR / 1 BA UNITS ® 469 SF 
UNIT319 - 2 BR .'2 BAUNITS @651 SF 
UNIT 120S220&PH2Q ■ 1 BR / 1 BA UNITS 483 SF 
UNIT 320 -1 BH /1 BA UNITS & 309 SF 
UNIT 1213PH2I • 1 BR ' 1 BAUNITS.

2,048 SF 
1,407 SF 
651 SF 
1.449 SF 
309 SF

3
Dlsal 3
D2

D3
77 UNITS TOTAL 41,890 SF

D4

WDD D5
i STS;i rv D6

vu□
A.

G1

I 1%-PROJECT IS 100% PRIVATELY FUNDED 
NO TAX CREDIT INCENTIVE - i„ Ufl. Jj Oq ^0 _

Case No. J?

GENERAL NOTES 18. FIRE BLOCK AT MID-HEIGHT WALLS OVER 8'-0" HIGH.
19. COMFORT HEATING WILL BE PROVIDED TO EVERY DWELLING UNIT A5 

REQUIRE BY CODE.
20. PROVIDE® HIGHNQNABSORBENTWAILADJACENTTOSHOWERAND 

APPROVED SHATTER RESISTANT MATERIAL FOR SHOWER ENCLOSURE AND 
WINDOWS WITHIN 5' OF FLOOR OF SHOWER OR BATHTUB FLOOR.

21. CONDUCT ALL ROOF DRAINAGE UNDER SIDEWALK TO STREET BY MEANS OF 
AN APPROVED NONEROSIVE DEVICE-

22. BATHTUB AND SHOWER UNITS, INCLUDING BACKING, SHALL BE OF TYPE 
APPROVED BY THE PLUMBING DEPARTMENT.

23. TELEVISION ANTENNA SHALL BE LOCATED 7 ABOVE FLAT ROOFS
24. ALL STAIRS SHALL HAVE B” MAXIMUM RISE AND 9° MINIMUM TREAD (7= RISE 

AND 11" TREADS AT PUBLIC STAIRS.)
25. PROVIDE UL. APPROVED SMOKE AND FIRE DETECTORS WITHIN 12'OF 

CEILING AND WERE SHOWN ON PLANS. HARD WIRED WITH BATTERY 
BACK UP

26. PROVIDE SMALL APPLIANCE CIRCUITS IN KITCHEN - 12 OUTLE T MAX ON 
1 SERVICE - 9 OUTLETS. MAX ON 15 AMP CIRCUIT.

27. ANTI-GRAFFITI COATING BY GENESIS COATINGS. INC.(I_A RR#25042-1)
FOR LOWER 9"-0" OF BUILDING.

2B. TOILET ROOM FLOORS SHALL HAVE A SMOOTH, HAHD NON-ABSORBENT
SURFACE SUCH AS PORTLAND CEMENT, CERAMIC TILE OR OTHER APPROVED 
MATERIAL THAT EXTENDS UPWARD ONTO THE WALLS AT LEAST 6 INCHES.

29. AN AITC CERTIFICATE OF INSPECTION FOR ALL GLUED LAMINATED TIMBER 
SHALL BE SUMITTED TO A BUILDING AND SAFTEY DIVISION INSPECTOR PRIOR 
TO ERECTION.

B. SECURITY 
GENERAL

1. ALL ENTRY DOORS TO DWELLING UNITS OR GUEST ROOMS SHALL BE 
ARRANGED SO THAT THE OCCUPANT HAS A VIEW OF THE AREA 
IMMEDIATELY OUTSIDE THE DOOR WITHOUT OPENING THE DOOR. SUCH 
VIEW MAY BE PROVIDED BY A DOOR VIEWER, THROUGH WINDOWS 
LOCATED IN THE VICINITY OF THE DOOR OH THROUGH VIEW PORTS IN THE 
DOOR OR ADJOINING WALL.

2. SCREENS. BARRICADES, OR FENCES MADE OF MATERIAL WHICH PRECLUDE 
HUMAN CLIMBING SHALL BE PROVIDED ATEVERY PORTION OF EVERY 
ROOF, BALCONY, OR SIMILAR SURFACE WHICH IS WITHIN S FT. OF THE 
UTLITYPOLE OR SIMILAR STRUCTURES.
DOORS:

3 WOOD FLUSH-TYPE DOORS SHALL BE 1 3/8' THICK MINIMUM WITH SOLID 
CORE CONSTRUCITON. 91.6709.1-DOOR STOPS OF IN-SWINGING DOORS 
SHALL BE OF ONE-PIECE CONSTRUCTION WITH THE JAMB OR JOINED BY 
■RA0BETTO THE JAMB.

4 EVERY DOOR IN A SECURITY OPENING FOR AN APARTME NT HOUSE SHALL 
BE PROVIDED WITH A LIGHT BULB (60 WATT MIN) AT A MAXIMUM HEIGHT OF 
B FEET ON THE EXTERIOR

5. ALL PIN-TYPE DOOR HINGES ACCESSIBLE FROM OUTSIDE SHALL HAVE 
NONREMOVABLE HINGE PINS. HINGES SHALL HAVE MIN. 1/4' DIA. STEEL 
JAMB STUD WITH 1/4" MIN. PROTECTION. THE STRIKE PLATE FOR LATCHES 
AND HOLDING DEVICE FOR PROJECTING DEAD BOLTS IN WOOD 
CONSTRUCTION SHALL BE SECURED TO THE JAMB AND THE WALL 
FRAMING WITH SCREWS NO LESS THAN 2-1/2" LONG.

6. PROVIDE DEAD BOLTS WITH HARDENED INSERTS; DEADLOCKING LATCH 
WITH KEY-OPERATED LOCKS ON EXTERIOR. LOCKS MUST BE OPE NAB LE 
FROM INSIDE WITHOUT KEY, SPECIAL KNOWLEDGE OR SPECIAL 
EFFORTftATCH NOT REQUIRED IN B, F, AND S OCCUPANCIES.

7. STRA1GHT DEAD BOLTS SHALL HAVE A MIN. THROW OF 1° AND.
EMBEDMENT OF NOT LESS THAN 5/8", AND A HOOK-SHAPED OH . 
EXPANDING-LUG DEADBOLT SHALL HAVE A MINIMUM THROW OF 3/4”

fl THE USE OF A LOCKING SYSTEM WHICH CONSISTS OF A DEADLOCKING 
LATCH OPERATED BY A DOORKNOB AND A DEADBOLT OPERATED BY A

GRATES OR SIMILAH DEVICES THAT EXCEEDS TWO INCHES IN ANY DIMENSION. 
OPENINGS OTHER THAN DOORS OR GLAZED OPENINGS:
ALL OTHER OPENINGS MUST BE PROTECTED BYMETAL BARS OR GRILLES WITH 
OPENINGS OF NOT LESS THAN 6 INCHES IN ONE DIMENSION.
PROVIDE SECURITY LIGHTING FOR GARAGE AND/OR EXTERIOR PARKING AREA 
SERVING DWELLING UNITS OR GUESTROOMS AND FOR RECREATION ROOM, 
SERVICE ROOMS ACCESSORY TO APARTMENT HOUSES, AND AT EVERY DOOR IN 
A SECURITY OPENING. SECURITY LIGHTING SHALL HAVE A SURFACE 
ILLUMINATION OF02FOOT-CANDLES ATTHE FLOOR LEVEL 
WINDOWS IN CORRIDOR WALLS SHALL BE PROTECTED BY FIXED GLASS OF % HR 
RATING IN STEEL FRAMES. TOTAL AREA OF WINDOW IN A CORRIDOR SHALL NOT 
EXCEED 25% OF THE AREA OF A COMMON WALL WITH ANY ROOM 
ENERGY INSULATION

NON REMOVABLE THUMB TURN WHICH IS INDEPENDENTOF THE 
DEADLOCKING LATCH AND WHICH MUST BE SEPARATELY OPERATED. SHALL 
NOT BE CONSIDERED AS A SYSTEM WHICH REQUIRES SPECIAL KNOWLEDGE 
OR EFFORT WHEN USED IN DWELLING UNITS. THE DOOR KNOB AND THE 
THUMB TURN WHICH OPERATES THE DEADBOLTS SHALL NOT BE SEPARATED 
BY MORE THAN B INCHES.

4 WOOD PANEL TYPE DOORS MUSTHAVE PANELS ATLEAST 9/16 IN. THICK 
SHAPED PORTIONS NOT LESS THAN 1/4 IN. THICK AND INDIVI DUAL 

PANELS MUST BE NO MORE THAN 300 SO. IN. IN AREA. MULLION5 SHALL BE 
CONSIDERED A PART OF ADJACENT PANELS EXCEPT MULUONS NOT OVER 18 
INCHES LONG MAY HAVE AN OVERALL WIDTH OF NOT LESS THAN 2 INCHES. 
STILES AND RAILS SHALL BE OF SOLID LUMBER IN THICKNESS WITH OVERALL 
DIMENSIONS OF NOTLESS THAN 1 3/8 INCHES AND 3 INCHES IN WIDTH,. 
SLIDING OOORS SHALL 8E PROVIDED WITH A DEVICE IN THE UPPER CHANNEL 

10. OF THE MOW NG PANEL TO PROHIBIT RAISING AND REMOVING OF THE 
MOVING PANEL IN THE CLOSED OR PARTIALLY OPEN POSITION.
SLIDING GLASS DOORS SHALLBE EQUIPPED WITH LOCKING DEVICES AND

n SHALL BE SO CONSTRUCTED AND INSTALLED THATTHEY REMAIN INTACT 
AND ENGAGED WHEN SUBJECTED TO THE TESTS SPECIFIED IN SECTION 
6717.1.
METAL OR WOODEN OVERHEAD OR SLIDING DOORS SHALL BE SECURED 

12. WITH A CYLINDER LOCK, PADLOCK WITH A MIN. 9/32” DIAMETER HARDENED 
STEEL SHACKLE AND BLOTTED, HAHDENEO STEEL HASPS, METAL SLIDE 
BOARD, BOLT OR EQUIVALENT DEVICE UNLESS SECURED ELECTRICALLY 
OPERATED.
PROVIDE METAL GUIDES AT TOP AND BOTTOM OF METAL ACCORDION GRATE 

13. OR GRILLE-TYPE DOORS AND CYLINDER LOCKS OR PADLOCKS, CYLINDER 
GUARDS SHALL BE INSTALLED ON ALL CYLINDER LOCKS WHENEVER THE 
CYLINDER PROJECTS BEYOND THE FACE OF THE DOOR OR IS OTHERWISE 
ACCESSIBLE TO GRIPPING TOOLS 
GLAZING:
IN B,F,M, AND S OCCUPANCIES, PANES OF GLAZING WITH AT LEAST ONE 

14. DIMENSION GREATER THAN 5 IN, BUT LESS THAN 43 IN, SHALL BE 
CONSTRUCTED OF TEMPERED OR APPROVED BURGLARY-RESISTANT 
MATERIAL OR PROTECTED WITH METAL BARS OR GRILLES.
GLAZED OPENINGS WITHIN 40" OF THE DOOR LOCK WHEN THE DOOR IS IN 

15, THE CLOSED POSITION, SHALL BE FULLY TEMPERED GLASS OR APPROVED 
BURGLARY RESISTANT MATERIAL. OR SHALL BE PROTECTED BY METAL BARS, 
SCHEENS OR GRILLS HAVING A MAXIMUM OPENING OF 2“ THE PROVISIONS 
OF THIS SECTION SHALL NOT APPLY TO VIEW PORTS OR WINDOWS WHICH DO 
NOT EXCEED 2" IN THEIR GREATEST DIMENSIONS.
WINDOWS:
LOUWRED WINDOWS SHALL BE PROTECTEO BY METAL BARS OR GRILLS 

16. WITH OPENINGS THAT HAVE AT LEAST ON DIMENSION OF 6" OR LESS. WHICH 
ARE CONSTRUCTED TO PRECLUDE HUMAN ENTRY.
OTHER OPENABLE WINDOWS SHALL BE PROVIDED WITH SUBSTANTIAL 

17. LOCKING DEVICES. IN B, F, M AND S OCCUPANCIES, SUCH DEVICES SHALL BE 
GUDE BARS, BOLTS, CROSS-BARS, AND/OR PADLOCKS WITH MINIMUM 9/32" 
HARDENED STEEL SHACKLES AND BOLTEO. HARDENED STEEL HASPS. 
SLIDING WINDOWS SHALL BE PROVIDED WITH A DEVICE IN THE UPPER 

1 a. CHANNEL OF THE MOVING PANEL TO PROHIBIT RAISING AND REMOVING OF 
THE MOVING PANEL IN THE CLOSED OR PARTIALLY OPEN POSITION.
SLIDING WINDOWS SHALL BE EQUIPPED WITH LOCKING DEVICES AND SHALL 

19. BE SO CONSTRUCTED AND INSTALLED THATTHEY REMAIN INTACT AND 
ENGAGED WHEN SUBJECTED TO THE TESTS SPECIFIED IN (67172).
ANY RELEASE FOR METAL BARS, GRILLS, GRATES OR SIMILAR DEVICES 

2Q. CONSTRUCTED TO PRECLUDE HU MAN ENTRY THAT ARE INSTALLED SHALL BE 
LOCATED ON THE INSIDE OF THE ADJACENT ROOM AND AT LEAST24 INCHES 
FROM THE CLOSEST OPENING THROUGH SUCH METAL BARS, GRILLS,

F. NOTES:
THE ENERGY CERTIFICATE OF COMPLIANCE SHALL BE MADE A PART OF 
THESE PLANS.
USE SOLID JOINTS (Si ALL TUBS
CONTRACTOR SHALL OBTAIN "A" PERMIT FOR ALL ROOF DRAINS 
CONSTRUCTION UNDER SIDEWALK AND THRU CONC. CURB FROM DEPT. 
OF PUBLIC WORKS.
WATER HEATER MUST BE STRAPPED TO WALL.
SMOKE AND FIRE DAMPERS MUST BE INSTALLED 
LOCATIONS PER SECT. 716.3.1;
A. DUCT PENETRATIONS OF FIRE WALLS I

3. CARPETS OR SIMILAR SURFACE MATERIALS WHICH ARE PARTOF THE FLOOR-CEILING 
ASSEMBLY MUST BE INSTALLED AND INSPECTED BEFORE THE CERTIFICATE OF 
OCCUPANCY IS ISSUED AND MAY BE REPLACED ONLY BY OTHER FLOOR COVERING 
THAT PROVIDES THE REQUIRED IMPACT SOUND INSULATION

4. 4N APPROVED PERMANENT RESILIENT ACOUSTICAL SEALANT SHALL BE PROVIDED 
ALONG THE JOINT BETWEEN THE FLOOR AND THE SEPARATTON WALLS.
FLOOR-CEILING ASSEMBLIES SHALLBE SEALED, LINED OR INSULATED.

5 ALL PENETRATIONS INTO SOUND RATED PARTITIONS OF FLOOR, CEIUNG ASSEMBLIES 
SHALL BE SEALED WITH APPROVED PERMANENT RESILIENT SEALANT.

6, ALL RIGID CONDUIT, DUCTS, PLUMBING PIPES, APPLIANCE VENTS LOCATED IN SOUND 
ASSEMBLIES SHALL BE ISOLATED FROM THE BUILDING CONSTRUCTION BY MEANS OF 
RESILIENT SLEEVES. MOUNTS OR MIN. 1/4" THICK APPROVED RESILIENT MATERIAL 
VENTS LOCATEO IN SOUND ASSEMBLIES SHALL BE ISOLATED FROM THE BUILDING 
CONSTRUCTION BY MEANS OF RESILIENT SLEEVES, MOUNTS OR MINIMUM 1/4” THICK 
APPROVED RESILIENT MATERIAL.

7 METAL VENTILATING AND CONDITIONED AIR DUCTS LOCATED IN SOUND ASSEMBLIES 
SHALL BE LINED. (EXCEPTION: DUCTS SERVING ONLY EXIT WAYS, KITCHEN COOKING 
FACILITIES. AND BATH ROOMS NEED NOT BE LINED.)

8. MINERAL FIBER INSULATION SHALL BE INSTALLED IN JOIST SPACES TO A POINT 12"
BEYOND THE PIPE OR DUCT, WHENEVER A PLUMBING PIPE OR DUCT PENETRATES A 
FLOOR ASSEMBLY OR WHERE SUCH UNIT PASSES THROUGH THE PLANE OF THE FLOOR 
ASSEMBLY FROM WITHIN A WALL. THIS REQUIREMENT IS NOT APPLICABLE TO FIRE PIPE, 7
GAS UNE OR ELECTRICAL CONDUIT,

9. WALL MOUNTED LAVATORIES AND TOILETS ARE NOT PERMITTED ON SOUND RATED 
PARTITIONS.

8.
E. FIRE DEPARTMENT NOTES

I
21.A. GENERAL

2.
ALL WORK SHALL BE EXECUTED IN ACCORDANCE WITH THE 201?
EDITION OF THE LOS ANGELES 
ORDINACES OF THE STATE OF CALIFORNIA.

2. ALL DIMENSIONS AND CONDITIONS SHALL BE CHECKED AND VERIFIED ON 
THE JOB SITE BY EACH SUBCONTRACTOR BEFORE HE BEGINS HIS WORK.
ANY ERRORS, OMISSIONS, OR DISCREPANCIES SHALL BE BROUGHT TO 
THE ATTENTION OF THE GENERAL CONTRACTOR BEFORE CONSTRUCTIONS 
BEGINS.

3. ALL DIMENSIONS TAKE PRECEDENCE OVER SCALE. NOTE THAT DIMENSIONS 
ARE TO CENTER UNE OR FACE OF FINISH MATERIAL.

4. THE BUILDINGS REOUIRE FIRE PROTECTION AS FOLLOWS;(SEE CODE ANALYSIS)
A. FIRE EXTINGUISHERS-PORTABLE TYPE 2A SHALL BE PROVIDED.

DISTANCE FROM APAHTMENT ENTRY DOOR TO FIRE EXTINGUISHER 
SHALL BE 75' MAXIMUM PROVIDE FIRE EXTINGUISHERS AS REQUIRED 
BY THE FIRE DEPARTMENT FIELD INSPECTOR.

B PROVIDE FIRE EXTINGUISHER WITH A RATING OF 10BC FOR GARAGE.
5. MECHANICAL VENTILATION: ALL BATHROOMS, TOILET ROOMS. POWDER ROOMS 

AND LAUNDRY ROOMS SHALL BE VENTILATED TO PROVIDE A COMPLETE CHANGE 
OF AIR 5 TIMES PER HOUR . SUCH MECHANICALLY OPERATED EXHAUST SYSTEM 
SHALL BE CONNECTED DIRECTLY TO THE OUTSIDE, FAN SHALL BE OPERATED 
FROM A UGHT SWITCH. THE POINT OF S1SCHARGE SHALL BE AT LEAST 3 FEET 
FROM ANY OPENING THAT ALLOWS AIR ENTRY INTO OCCUPIED PORTIONS OF THE 
BUILDING.

6 LEGAL EXITS SHALL BE OPENABLE FROM TH E INSIDE WITHOUT USE OF KEY. 
SPECIAL KNOWLEDGE OR EFFORT. ALL EXIT HARDWARE SHALL BE OF AN 
APPROVED TYPE. DEAD OR FLUSH BOLTS (THUMBS OPERATED) AND SIMILAR 
DEVICES ARE PROHIBITED.

7. PROVIDE 2-HOUR CONSTRUCTION BEHIND ALL TUBS LOCATED ADJACENT 
TO 2-HOUR FIRE DIVISION WALLS.

8. EXIT / ENTRANCE DOOR MUST OPEN OVER A LANDING NOT MORE THAN 1 /2" 
BELOW THE THRESHOLD AND HAVE A LENGTH NOTLESS THAN (36)(44')(60"HCD).

9. PROVIDE ULTRA LOW FLUSH WATER CLOSETS (1.6 GAL/FLUSH MAX) AND LOW 
FLOW SHOWER HEADS WITH A PRESSURE BALANCE OR THERMOSTATIC 
MIXING VALVE FOR ALL NEW CONSTRUCTION. EXISTING SHOWER HEADS ANO 
TOILETS MUST BE ADAPTED FOR LOW WATER CONSUMPTION.

10. TRENCHES OR EXCAVATIONS OF 5' OR MORE IN DEPTH INTO WHICH A 
PERSON IS REQUIRED TO DESCEND SHALL OBTAIN THE NECESSARY PERMIT

BUILDING CODES AND

5 I THE FOLLOWING
23.

I ACCORDANCE TO SECTION
715.1

C. B DUCT P ENETRAT10NS OF FIRE BARRIERS, EXCEPT EXIT ENCLOSURES 1 
EXIT PASSAGEWAYS WHERE THEY ARE NOT ALLOWED TO PENETRATE.

C. DUCTS PENETRATING SHAFTS (SEE EXCEPTIONS)
D DUCTS PENETRATING FIRE PARTITIONS AND FIRE RATED COHRIDOH 

WALLS, 716.6.4
E. DUCTS PENETRATING SMOKE BARRIERS. 716.5.5
F. DUCTS PENETRATING HORIZONTAL ASSEMBLIES. 716.6 
TEMPORARY PEDESTRIAN PROTECTION SHALL BE PROVIDEO AS HEQUIRED 
BY SECTION 303,7
COMPLIANCE W/ CHAPTER 67* IS REQD AT DQOR(S) TO INDIVIDUAL UNITS, 
AT EXTERIOR DOORS TO THE MAIN BLDG., AT DOORS BETWEEN THE R-1 
AND S-3 OCCUPANCIES AND AT ALL DOORS TO THE GROUP B/F/M/R/S 
OCCUPANCY.
THE EXIT SIGNS SHALL ALSO BE CONNECTED TO AN EMERGENCY ELECT. 
SYSTEM PROVIDED FROM STORAGE BATTERIES, UNIT EQUIPMENT OR AN 
ON-SITE GENERATOR SET. AND THE SYSTEM SHALL BE INSTALLED IN 
ACCORDANCE W/ THE ELECT. CODE AND PROVIDE ILLUMINATION OF NOT 

IN CASE OF PRIMARY POWER LOSS.
THE POWER SUPPLY FOR MEANS OF EGRESS ILLUMINATION SHALL 
NORMALLY BE PROVIDED BY THE PREMISES OF ELECTHICAL SUPPLY. IN THE 
EVENT OF 115 FAILURE. ILLUMINATOR SHALL BE AUTOMATICALLY PROVIDED 
FROM AN EMERGENCY SYSTEM FOR GROUP 1, DIV. l.T ANO 1.2 
OCCUPANCIES AND FOR ALL OTHER OCCUPANCIES WHERE THE MEANS OF 
EGRESS SYSTEM SERVES AN OCCUPANT LOAD PF 100 OR MORE. 
CONTINOUS DRYWALL BEHIND ALL TUBS IS REQD UNLESS THE WALLS ARE 
WITHIN THE UNIT AND NON-BEARING. BACK TO BACK TUBS WITH A 
COMMON PLUMBING WALL ARE IMPRACTICAL IN 1-HR. BUILDINGS. 
CONTINOUS DRYWALL IS REQUIRED BEHIND ALL ELECT. SERVICE PANELS, 
FIRE HOUSES AND MEDICINE CABINETS.
RECESSED CEIUNG LIGHT FIXTUES MUST BE BOXED AROUND W/ 5 / 6”TYPE 
■X' DRYWALL TO MAINTAIN THE 1-HR CEIUNG ASSEMBLY.
THE PATH OF EXIT TRAVEL TO AND WITHIN EXITS IN THIS BUILDING SHALL BE 
IDENTIFIED BY EXIT SIGNS CONFORMING TO THE REQUIREMENTS OF 
SECTION 1003.2.8. EXIT SIGNS SHALL BE READILY VISIBLE FROM ANY 
DIRECTION OF APPROACH AND LOCATED AS NECESSARY TO CLEARLY 
INDICATE THE DIRECTION OF EGRESS TRAVEL. NO POINT SHALL BE MORE 
THAN 100 FEET FROM THE NEAREST VISIBLE SIGN.
EXIT SIGNS SHALL BE INTERNALLY OR EXTERNALLY ILLUMINTED. WHEN THE 
FACE OF AN EXIT SIGN IS ILLUMINTED FROM AN EXTERNAL SOURCE. IT 
SHALL HAVE AN INTENSITY OF NOT LESS THAN 5 FOOT CANDLES FROM 
EITHER OF TWO ELECTRIC LAMPS. INTERNALLY ILLUMINATED SIGNS SHALL 
BE USTED & LABELED AND INSTALLED IN ACCORDANCE W/ THE 
MANUFACTURER'S INSTRUCTIONS.
A SIGN ADJACENT TO THE REQUIRED MAIN EXIT DOOR WITH 1" LETTERING 
STATING: "THIS DOOR MUST REMAIN UNLOCKED DURING BUSINESS 
HOURS," WILL BE POSTED.
ALL ELEVATOR PITS SHALL BE EQUIPPED WITH A DRAIN TO PREVENT THE 
ACCUMULATION OF WATER. THE WATER AND OTHER LIQUIDS COLLECTED 
THE BOTTOM OF AN ELEVATOR SHAFT MAY NOT BE DISCHARGED TO THE 
SANITARY SEWER OR STORM DRAIN.
THIS BUILDING AND GARAGE MUST BE EQUIPPED W/AN AUTOMATIC FIRE 
EXTINGUISHING SYSTEM COMPLYING W/NFPA-13. SPRINKLER SYSTEM TO 
BE APPROVED BY PLUMBING SECTION PRIOR TO INSTALLATION

THE BUILDING DESIGN MEETS THE REQUIREMENTS OF TITLE 24. PAHT 
2, CHAPTER 2-53
INSULATION INSTALLER SHALL POST IN A CONSPICOUS LOCATION I 
THE BUILDING A CERTIFICATE SIGNED BY THE INSTALLER AND BUILDER 
STATING THAT THE INSULATION CONFORMS WITH THE REQUIREMENTS 
OF TITLE 24, CHAPTER 2-53 AND THAT THE MATERIALS IN STALLED 
CONFORM WITH THE REQUIREMENTS OF TITLE20, CHAPTER 2, SUB 
CHAPTER 4, ARTICLE 3.

. INSULATION MATERIALS SHALL BE CERTIFIED BY THE MANUFACTURER 
AS COMPLYING WITH THE CAUFOHNIA QUAUTY STANDARDS FOR 
INSULATING MATERIAL.
DOORS AND WINDOWS BETWEEN CONDITIONED SPACES AND OUTSIDE OR 
UNCONDITIONED SPACES SUCH AS GARAGES AND COMPAHTMENTS 
FOR CENTRAL AIR GAS FURNACES SHALL BE FULLY WEATHERSTRIPPED, 
MANUFACTURED DOORS AND WINDOWS SHALL BE CERTIFIED AND LABELED 
" ’ COMPUANCE WITH THE APPROPRIATE INFILTRATION STANDARDS USTED 

TABLE 2-53V FOR THE ENERGY REGULATIONS.
ALL FAN SYSTEMS EXHAUSTING AIR FROM THE BUILDING SHALL BE PROVIDED 
WITH BACK DRAFT DAMPERS
CAULK AROUND ALL PLUMBING AND ELECTRICAL PENETRATIONS INTO THE 
BUILDING ENVELOPE.
CAULK AND SEAL AROUND ALL WINDOW AND DOOR FRAMES AND BETWEEN 
WALL SOLE PLATES AND FLOORS AND BETWEEN EXTERIOR WALL PANELS. 
DUCTS SHALL BE CONSTRUCTED. INSTALLED AND INSULATED ACCORDING 
TO CHAPTER I OOF THE 1997 CITY OF LOS ANGELES MECHANICAL CODE, ALL 

JOINTS OF THE DUCT SYSTEM SHALL BE TIGHTLY SEALED WITH MASTIC OR TAPE 
STORAGE TYPE WATER HEATERS AND STORAGE TANKS FOR SOLAR WATER 
H EATING SYSTEMS SHALL BE EXTERNALLY WRAPPED WITH INSULATION OF 
R-12 OR GREATER, UNLESS SO INTERNALLY INSULATED,
PROVIDE MINIMUM R-3 INSULATION ON WATER HEATER INLET AND OUTLET 
PIPE FOR FIRST FIVE FEET IN UNCONDITIONED SPACE.

INSULATE RECIRCULATING HOT WATER PIPING IN UNHEATED SPACES.
GAS FIRED HOUSEHOLD HEATING AND COOUNG APPLIANCES. SHOWER HEADS 
AND FAUCETS SHALL COMPLY WITH THE APPLIANCE EFFICIENCY STANDARDS. 
GENERAL UGHT1NG IN KITCHEN AND BATHROOMS SHALL HAVE AN EFFICIENCY 
OF NOT LESS THAN 25 LUMENS / WATTS. ( SPECIFY FLUORESCENT UGHT1NG ). 
SOUND TRANSMISSION CONTROL

2.

3.

EXIT PATH UGHHNG SHALL BE PROVIDED FOR STAIRWAY, HALLWAY, EXIT 
PASSAGEWAY AND EGRESS TO A PUBUC WAY ANY TIME THE BUILDING IS OCCUPIED. 
PROVIDE A PORTABLE FIRE EXTINGUISHER WITH A RATING OF NOT LESS THAN 2-A OR 
IC6C WITHIN 75' TRAVEL DISTANCE TO ALL PORTIONS OF THE BUILDING ON EACH 
FLOOR; ALSO DURING CONSTRUCTION.
ROOF OBSTRUCTION SUCH AS TELEVISION ANTENNA, GUY WIRES, SOLAR PANELS, 
AND RAZOR RIBBON SHALL NOT PREVENT FIRE DEPARTMENT ACCESS OR EGRESS 
PROVIDE COLLISION BARRIERS ADEQUATE TO PROTECT CONTROL METERS, 
REGULATORS. AND PIPING FOR HAZARDOUS MATERIALS THAT ARE EXPOSED TO 
VEHICULAR DAMAGE.
INTERIOR WALL AND CEIUNG FINISHES FOR EXIT CORRIDOHS SHALL NOT EXCEED A 
FLAME-SPREAD CLASSIFICATION OF 75. (CLASS II)
INTERIOR WALL AND CEIUNG RNISHES FOR ENCLOSED STAIR WELLS SHALL NOT 
EXCEED A FLAME-SPREAD CLASSIFICATION OF 25 (CLASS I)
EXIT CORRIDORS AND EXTERIOR EXIT BALCONIES SHALL BE A MINIMUM OF 44
WIDE, (TITLE 24)
AN EXIT WALKWAY WITH A MINIMUM WIDTH OF 44” SHALL BE MAINTAINED 
CONTINUOUSLY TO A PUBUC 
ALL EXITS MUST BE CONT1NUOS AND TERMINATE IN A PUBUC WAY OR EXIT COURT 
LEADING TO A PUBUC WAY OH AN APPROVED REFUGE AREA (TITLE 24, C.A.C.)
THE CONSTRUCTION SHALL NOT RESTRICT A FIVE-FOOT CLEAR AND UNOBSTRUCTED 
ACCESS TO ANYWATER OH POWER DISTRIBUTION FACIUT1ES (POWER POLES. 
PULL-BOXES, TRANSFORMERS, VAUILTS, PUMPS, VALVES, METERS, APPURTENCES, 
ETC.) OR TO THE LOCATION OF THE HOOKUP. THE CONSTRUCTION SHALL NOT BE 
WITHIN TEN FEET OF ANY POWER LINES-WHETHER OR NOT THE LINES ARE LOCATED 
ON THE PROPERTY. FAILURE TO COMPLY MAY CAUSE CONSTRUCTION DELAYS 
AND/OR ADDITIONAL EXPENSES.
A FIRE ALARM SYSTEM IS REQUIRED FOR THIS STRUCTURE PLANS FOR THE FIRE 
ALARM SYSTEM MUST BE SUBMITTED TO THE FIRE DEPAHTMENTFOR APPROVAL 
PRIOR TO INSTALLATION.
SMOKE DETECTORS SHALL RECEIVE THEIR PRIMAHY POWER SOURCE FROM THE 
BUILDING WIRING AND SHALL BE EOUIPPED 
BATTERY SIGNAL.
PROVIDE AN APPROVED SPARK ARRESTER, AS PER LAMC 57.02.02 FOR THE CHIMNEY 
OF A FIREPLACE, STOVE, OH BARBECUE DEVICE WHICH USES FUEL BURNING 
MATERIALS.
I -TWO-WAY RADIO COMMUNICATION SYSTEM TO BE PROVIDED PER LAFC SEC 510.

5.
LESS THAN 90

2. 9.

37.

10
9

5
1.

6.10.
FROM THE STATE OF CALIFORNIA DIVISION OF INDUSTRIAL SAFETY.
A PERMIT FROM THE DEPARTMENT OF PUBLIC WORKS IS REQUIRED FOR A 
PROTECTION FENCE OR CANOPY ON OR OVER

12.
7.II.

STREET OR PUBUC SPACE
12. NO MEDICINE CABINETS, ELECTRIC PANELS, VENTS, OR WALL HEATERS 

SHALL PIERCE 2-HOUR DIVISION WALLS.
13. PROVIDE APPROVED STUCCO WEEP SCREEDS AT SILL PLATE OF ALL 

STUCCO WALLS. STUCCO FINISH SHALL NOT EXTEND BELOW FINISH 
GRADE.

13

12.
9.13

14 10
. BATHROOM FLOORS OVER WOOD SHALL HAVE WATER-PROOF PROTECTION. 

PROVIDE RESILIENT FLOORING OVER 15# FELT BONDED TO PLYWOOD 
SUBFLOOR,
"AN APPROVED SEISMIC GAS SHUTOFF VALVE 
GAS UNE ON THE DOWN STREAM SIDE OF THE UTILITY METER AND BE RIGIDLY 
CONNECTED TO THE EXTERIOR OF THE BUILDING OR STRUCTURE CONTAINING 
THE FUEL GAS PIPING,'
ALL EXTEHIOR OPENING EXPOSED TO THE WEATHER SHALL BE FLASHED 
IN SUCH A MANNER AS TO MAKE THEM WA7ERPROOFL ALL FLASHING, 
COUNTER FLASHING AND COPING WHEN OF METAL SHALL BE 26 GAG.I. 
MINIMUM,

PLYWOOD ROOF AND FLOOR SHEATHING SHALL BE INSPECTED 
APPROVED BY BUILDING INSPECTOR BEFORE COVERING,

14.
D.

BE INSTALLED ON THE FUEL15. DOORS TO UNIT FROM INTERIOR CORRIDORS AND FIRE-RATED SHAFT 
ENCLOSURESARE REQUIRED TO HAVE 
1 3/4° SOLID CORE DOORS WITH RESILIENT STOPS AND GASKETS MEET THIS 
REQUIREMENT DOORS MUST BE SELF/AUTO-CLOSING UPON SMOKE 
DETECTION.
ELECTRICAL OUTLET BOXES IN OPPOSITE FACES OF SEPARATION WALLS SHALL 
BE SEPARATED HORIZONTALLY 0Y24" AND NOTE THAT BACK AND SIDES OF BOXES 
WILL BE SEALED WITH 1/B"RESIUENT SEALANT AND BACKED WITH 2” MINIMUM 
MINERAL FIBER INSULATION. (TV, TELEPHONE. AND INTERCOM OUTLETS MUST BE 
INSTALLED IN BOXES ACCORDINGLY.)

. STC RATING OF 26. LAMINATED

15

2 12. 16.
BATTERY BACK UP AND LOW

F.D. NOTES:
131. EMERGENCY RESPONDER RADIO COVERAGE SHALL BE PROVIDED PER 

LAFC SEC. 510 & CITY OF L.A. REQUIREMENT# 105
2. STANDBY POWER SHALL BE PROVIDED FOR THE ELEVATOR
3. ALL FIRE RATED DOORS MUST BE SELF OR AUTOMARC CLOSING
4. FIRE ALARM PLANS AHE DIFFERED SUBMITTAL

SYMBOLS ABBREVIATIONS LEGAL DESCRIPTION CODE ANALYSIS SHEET INDEX
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GREEN BLDG.NOTES: GARAGE PLAN REFERENCE NOTES:
1.WHERE MULTI-FAMILY DWELLINGS AND R 
OCCUPANCIES OTHER THAN ONE AND TWO-FAMILY 
DWELLINGS AND T0WNH0USES ARE CONSTRUCTED 
ON A BUILDING SITE. 5% OF THE TOTAL PARKING 
SPACES. BUT NOT LESS THAN ONE, SHALL BE 
ELECTRIC VEHICLE CHARGING SPACES (EV SPACES) 
CAPABLE OF SUPPORTING FUTURE ELECTRIC 
VEHICLE SUPPLY EQUIPMENT (EVSE). CALCULATIONS 
FOR THE REQUIRED NUMBER OF EV SPACES SHALL 
BE ROUNDED UP TO THE NEAREST WHOLE NUMBER. 
SHOW ON PLANS THAT THE FOLLOWING ARE 
PROVIDED.

m ADA PATH OF TRAVEL 
CONCRETE STAIR/STEPS - SEE D4r 
TREADS: 11" MIN., RISERS: 4"-7”. TYP. 
WARNING STRIPE & HANDRAIL 
EXTENSIONS AS PER 11A-6A/D4r 

LINE OF BUILDING ABOVE 

LONG TERM BIKE RACK WALL MOUNT - 
SEE 3/A3
LONG TERM BIKE RACK FLOOR MOUNT - 
SEE 2/A3

CONCRETE WHEEL STOP. TYP - SEE 5/A14 

PAINTED PARKING STRIPES, TYP. - 5EE 5/A14 

12" HIGH PAINTED WHITE LETTERS 

MAINTAIN 8-2" CLEAR HEIGHT

ni

a

E

a

02. WHERE ONLY ONE EV SPACE IS REQUIRED. 
INSTALL A MIN. t-INCH (INSIDE DIAMETER) 
RACEWAY TO ACCOMODATE A DEDICATED 208/240 
VOLT BRANCH CIRCUIT. RACEWAY SHALL ORIGINATE 
AT THE MAIN SERVICE OR SUBPANEL & TERMINATE 
IN CLOSE PROXIMITY TO THE EV SPACE INTO A 
LISTED CABINET, BOX OR ENCLOSURE.

0

m

0 1 1/2—HR SELF-CLOSING DOORS 

ACC SIGN AS PER SECT. 109A.6.8/DI 

5% OF 42 SPACES=2 OUTLETS REQUIRED/ 
2 PROVIDED. FOR FUTURE INSTALLATION 
OF ELECTRIC VEHICLE SUPPLY EQUIPMENT 
(EVSE) IN EACH ONE, SEE GREEN BLDG. 
NOTES 6/A16

INVERTER Sc METERING EQUIPMENT 

6" TRENCH DRAIN

LONG TERM BIKE WALL MOUNT RACK- SEE 
2/A3

NEW DRIVEWAY APPROACH PER 
CITY STANDARDS.

3. THE MINIMUM LENGTH OF EACH EV SPACE SHALL 
8E 18 FEET. 0
4. THE MINIMUM WIDTH OF EACH EV SPACE SHALL 
BE 9 FEET.

5. THE ELECTRICAL SYSTEM SHALL HAVE
—SUFFICIENT -GAPAGFPF -TO- SIMULTANEOUSLY -CHARGE------

ALL DESIGNATED EV SPACES AT THE FULL RATED 
AMPERAGE OF THE EVSE. PLAN DESIGN SHALL BE 
BASED UPON A 4D-AMPERE MINIMUM BRANCH 
CIRCUIT.. A SEPARATE ELECTRICAL PERMIT IS 
REQUIRED.

0
6. THE SERVICE PANEL OR SUBPANEL CIRCUIT 
DIRECTORY SHALL IDENTIFY THE OVERCURRENT 
PROTECTIVE DEVICE SPACE(S) RESERVED FOR 
FUTURE EV CHARGING PURPOSES AS "EV CAPABLE" 
IN ACCORDANCE WITH THE LOS ANGELES 
ELECTRICAL CODE.

LEGEND
CONC. WALL - 2-HR. RATED 

VZZZA CONC. BLK WALL-2-HR RATED 

CLASS I - 4“ STANDPIPE 
W/ 2 1/2" OUTLET 
EXIT SIGN - SEE NOTES 
F13&14/A1
AUTOMATIC SPRINKLER 
PROVIDED AT TOP OF CHUTE 
AND IN TERMINAL ROOM

O 208/240V/40 AMP GROUNDED
AC OUTLET, TYP.
5% OF 20 SPACES= 1 OUTLET

____. REQUIRED/2 PROVIDED
[EV | ELECTRIC VEHICLE

EXIST. GRADE 

~ FINISHED GRADE

7. A LABEL STATING 'EV CAPABLE" SHALL BE 
POSTED IN A CONSPICUOUS PLACE AT THE 
SERVICE PANEL OR SUBPANEL AND THE "EV" 
CHARGING SPACE.
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SHEET TITLE

1ST FLOOR PLAN 

2ND FLOOR PLAN

PROJECT NUMBER

SHEET NUMBER

A4

REFERENCE NOTES: LEGEND
Q] ADA PATH OF TRAVEL 

NON-FILTRATION PLANTER 
SEE G2-G3 

ryi CONCRETE STAIRS/STEPS - SEE D4r 
1—1 11 MIN. TREADS. 4"-7" RISERS, TYP. 
m WARNING STRIPE & HANDRAIL 
L-1 EXTENSIONS AS PER 11A-6A/D4T 
[H LINE OF BALCONY ABOVE

[g] 6’-0" HIGH W.l. GATE & FENCE.
SEE 2/A2

\z\ 42" HIGH RAILING - SEE 14/A25

0 STORMWATER/FILTRATION 
SEE G2 - G3 

j~9~| 6‘-0" HIGH CMU WALL

SHORT TERM BICYCLE PARKING 
- SEE 2/A4

RJ] 100JS OF HARDSCAPE TO BE 
UNCOLORED CONCRETE w/
SMOOTH CEMENT FINISH and w/ 
SOLAR REFLECTANCE OF AT 
LEAST 0.30 AS DETERMINED 
PER ASTM E918 or ASTM Cl549.

1~ I 1-HR WALL: 4/A14 Sc 16/A14 

2-HR WALL - SEE 8/A14 

CLA5S I - 4* STANDPIPE 
W/ 2 1/2’ OUTLET 
EXIT SIGN - SEE NOTES 
F13&14/A1 

WATER CURTAIN,
SEE 3/A4-, TYP

(130^ EX|5T GRADE

FINISHED GRADE

m

CH

PLANTER
•WEATHER BASED IRRIGATION 
CONTROLLER SEE SHEET A15 
SMART THERMOSTAT 
SEE A16
HARD WIRED FIRE MARSHALL APPROVED SMOKE 
DETECTOR W/ BATTERY BACKUP, LOW BATTERY 
SIGNAL, AND WITH APPROVED CARBON MONQXID 
ALARM 

PH PANIC HARDWARE

m
Q3

a

ENERGY NOTES:
0 MAILBOXES. SEE DET 10/D3r 

WEATHER BASED IRRIGATION 
CONTROLLER SEE SHEET A2X

0 FIRE DEPARTMENT CONNECTION 

Rsl 2'—6"X4' MIN. WHEEL CHAIR REFUGE.
THIS AREA TO BE IN ACCORDANCE w/
SECTION 1007.7.3 THRU 1007.7.6 

Jlgl PROVIDE INSTRUCTIONS 
*—1 TWO-WAY COMMUNICATION PER 

SECTIONS 1007.6.3 & 1007.6.4

[57] INVERTER Sc METERING EQUIPMENT 
1 for SOLAR POWER SYSTEM 

Eg] EXIST. CURB BREAK TO BE REMOVED 
1 -INSTALL NEW CURB, GUTTER AND 

SIDEWALK

EU NEW 12-0 CURB BREAK 

42" HI MAX. PLANTER

djl INSTALL 12%12"x2” CONCRETE STEPPING STONES 
FOR FIRE RESCUE LADDER5 BENEATH BEDROOM 
E5CAPE WINDOWS 

m UNE OF BUILDING ABOVE 

42" HIGH WALL 

{2^ PAINTED PARKING STRIPES, TYP. - SEE 6/A25

1. SEE ENLARGED FLOOR 
PLANS FOR ENERGY STAR 
APPUANCES.
2. ENERGY STAR APPLIANCES 
MUST BE INSTALLED.

SPRINKLER HEAD SHALL BE 
6“—12" FROM THE DRAFT STOP

AND

18" DRAFT STOP

IOPENING IN THE EXTERIOR WALL

DRAFT STOP TO BE A MINIMUM 
OF 18 INCHES MEASURED FROM 
THE SPRINKLER’S DEFLECTOR 
(SEE EXCEPTION UNDER INSTALLATION)
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SHEET TITLE

2ND FLOOR PLAN

PROJECT NUMBER

SHEET NUMBER

A5

n % w*% $
met** if' i fW. " "

L.Ai ill
asffim

& ‘k £‘l $ fI117'—2" . • ■

36’-0"
:

10-10" 8-0" 24'—2" 21-0" 24-0"

17-2" 6-10"
\b

— 'JlL

B

*0! n
■■ ' }age No. _■ Aio,

3 1 3 3 .13 I Case No.
i
i o

B6UC SALCBALC Q3ALGI IId to
1IE LIVING

UNIT 907—PH7 
1 BD/1 BA 
+35 SF 

DINING

LIVING \A2!
UNIT 20B -----
2BD/2BA 
700 SF

16 M-BORM A25
16B IUVING 

UNIT 21Q 
2BD/2BA 
758 SF

STAIRA2S, a BEHM-BDRM

m

i LIVING A25.A25IUNIT 209 
STUDIO 
310 SF

1
2_A25,B _3_ ^2CDINING I 4_

la
me ^2CER\ 2_ SAC 1M—BA ' IVA21 ztzd O
r UNlI_2QS-Pldfi

2BD/2BA
759 §folNG

ik: KITCHFNKITCHEN
1 IP

w.

BA#2ML -H J
R I—'

R mIW/UIT
I JL1 i o;i i BAB llA25/ / \ 

I M-BA I. /

31H_s S ii i
ct

/!------ .a R IDEN / I in

Sf-H iw/Sj

rwc H \\cS Q
—-i KITCHENJ i■n

ii
i i_ t|F^ LTB

REFERENCE NOTES:

0 ADA PATH OF TRAVEL 
NON-FILTRATION PLANTER 
SEE G2-G3

S CONCRETE STAIRS/STEPS - SEE D4r 
11" MIN. TREADS. 4"-7" RISERS. TYP. 

m WARNING STRIPE & HANDRAIL 
1 EXTENSIONS AS PER 11A-6A/D4r 

0 UNE OF BALCONY ABOVE 

[6] 6’-0" HIGH W.l. GATE & FENCE.
SEE 2/A2

0 42" HIGH RAILING - SEE 14/A25

" 0—4* "
w

DINING 
UNIT 211 
1 BD/1 BA KITCHFN 
4+1 SF

,0R
mA25,3_

1 16\A2] TO5

a
\ /7 A2S.16EALC 16 16 A25.

016)Q □LIVING l BAC j I6‘-2" A25, A25 f \/ A25 A 25.SAC I SAC /\ I ILIVING

sir^
\4-6" I

B
HU LIVING\ IXPT1 m

o
w

LK
jwj\ O'/1\ \A25, IA25

\I 16la _L 6-6"\ I3_ UNIT 205 
1BD/1BA 
+80 SF

1 6 \VNITL21+ UNIT 204 
1BD/2BA 
741 SF

DINING

M!A25.A _4 R/■AIT/AE.P A25 MlIW/DI /727 SF BALCLIVING ao
DINING BAIC BALC

KITCHENa
9

CM 16UNIT 212 DINING Vk,

W
R lA25, \ 1 HE/a \A LEGEND

I---------1 1-HR WALL: 4/A14 Sc 16/A14

/5’40"1 A25. A25.\BALC<0

r
LIVING 1 /\ B6'—2" E

1k
ITo M-BDRM\ inA25. aM-BA

1\
2-HR WALL - SEE 8/A14A9M-BAm\ OPE ABOVEa

ct
ft

gal CLASS I - 4" STANDPIPE 
W/ 2 1/2" OUTLET 
EXIT SIGN - SEE NOTES 
F13Ac14/A1 

WATER CURTAIN,
SEE 3/A4. TYP

(mflfi^EXIST grade

FINISHED GRADE

Iw/Di

i\1 16 1i6

C3_5 iA25 A25. A25,\ alA25, M-BA |
I> 16 DINING 

UNIT 203 
7BD/2BA

\

( MuBa'i

j. 6’—(I \ rn
I

A25/ \E.P. /IW/tJ { M-^kt\
oo UVINGI BALCi a\ /

I /a

J
\A_ 16 ' a\DINING

UNIT 215 ____
UVING 1 BD/1 BA KITCHEN 

470 SF

"2 I \Rr A25, IW/DI n Ln
nvw r

! \ WEATHER BASED IRRIGATION 
CONTROLLER SEE SHEET A15 
SMART THERMOSTAT 
SEE A16
HARD WIRED FIRE MARSHALL APPROVED SMOKE 
DETECTOR W/ BATTERY BACKUP. LOW BATTERY 
SIGNAL, AND WITH APPROVED CARBON MONOXIDE 
ALARM

PH PANIC HARDWARE

/ \ 2BALC
6’-4*

aI \ 3A<2UNIT 216 H 
1 BD/1 BA

1 DINING

UVING UNIT 202 KITCHEN 
1 BD/1 BA 

v+60 SF

inaa:/ \Ml
A 25. / V 1 A12.SF

I IC4 LIVING j------
DINING /16 5^ A25.BALC X0-U BALC B4* 5IE *♦16.i r? 72_ A16

I
DINING 

UNIT 201
8-6"I \]KITCHEN 0 A25,r BALC ill
BALCUVING DINING T UMUfi6’—2*

tf5
7UNIT 217 

IBP/I BA 
442 SF

16 SFa U!I
W B"In Io

■4
ENERGY NOTES:Toa

iMi-j rvofriEMJJlfw/a 1 1
I]®--------xl

j
R| |W/bi0 / 1. SEE ENLARGED FLOOR 

PUNS FOR ENERGY STAR 
APPLIANCES.
2. ENERGY STAR APPLIANCES 
MUST BE INSTALLED.

CM a

L aIW/DIKITCHEN

4,
4I<*

-n
dy KITCHENKITCHEN KITCHEN aM-BA L

r«*7fl —-d£
a M-BA

M-BA \ a1

SS-Fr1•I I IW/DI | <!■> [ xPINING PININGA25,
mSTAIa 3 r ■ i 8iUNIT 219 

1BP/1BA 
469 SF 
UVING

„ UNIT 220 
IBD/1BA 
483 SF 

IIV1NR

UNIT 221 a 
1 BD/1 BA 
4B0 SF 

LIVING

I SPRINKLER HEAD SHALL BE 
6"—12“ FROM THE DRAFT STOPi-------UNIT 213 

1 BD/1 BA 
512 SF

8_ /25,_3_
16 A25,01 4+2a
A25,(D 1 1 it;UMN.0 _4_ 2.I aa01 Oi 01A2S.‘fO A25. A25,V

18" DRAFT STOPI M-BA ' T6 16 16.
w A25, A 25. A25.

I I IBAL^BALC BALC BALC.1 II" in” into ioIBALC I OPENING IN THE EXTERIOR WALL.1
L1

mb IS ma

■

mb DRAFT STOP TO BE A MINIMUM 
OF 18 INCHES MEASURED FROM 
THE SPRINKLER'S DEFLECTOR 
(SEE EXCEPTION UNDER INSTALLATION)

A 2
A9 All All

31-4“ 21’—0" 21'—0” 21-6" a'-o" 10’—7" 8-0'

121’—5" WATER CURTAINd>■ 10°-4
ELEVATION VIEW
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SHEET TITLE

3RD FLOOR PLAN

PROJECT NUMBER

SHEET NUMBER

A6

££ iii 1
L & *i
V»jSr S3

3* v4. isH*
'

i
ssisw

- -123’—10"

a
25-2" 21-8" 8‘-0" 24-2" 21-0" 23-10" _ of JPage No. _ 

Case No.®
17-2“J3 6’—8"

£'9
<36

3 1 S
7 15 715

C ai BALCCMBALC BALCO BALC' .1
<o

pl qA16 16 “living 
UNIT 307 
1BD/IBA 
512 SF 

DINING

If)UMt£ \a2! 
UNIT 50R -----A25. A2*

IUVING 
UNIT 310 
1 BD/1 BA 
540 SF

STAIR .A 25,1UVING

UNIT 309 
1BD/1BA 
534 SF

DEN16 M-BDRM' 700 5F IIV1NGA25iA25.
T DINING 2_ io
A25, >2C1 _4m1 t \2iSR\ 4_ i/ BAJ2 JI UNIT 306 

2BP/2BA 
759 SF

KITCHFN\2i a:~i—ilDINING o
II KITCHFNKITCHEN <-± ‘I IS

W.HE J R tnW/DIL M-BA / T DINING

D ICS 3_1
I \UF f

& i u;■ i ba a \\ i''[w3- M\ h_1
cn/(l KITCHFN

ct□ RDEN in

GW
M-BDRM

©Ida
IW/DIS □ *u

— n KITCHFN! I 0

HE_.fpTEEE3 a
REFERENCE NOTES:

Q] ADA PATH OF TRAVEL 
NON—FILTRATION PLANTER 
SEE G2-G3

S CONCRETE STAIRS/STEPS - SEE D4r 
11 MIN. TREADS, 4"-7" RISERS, TYP 

m WARNING STRIPE * HANDRAIL 
L-1 EXTENSIONS AS PER 11A-6A/D4r 
0 LINE OF BALCONY ABOVE 

[Si 6-0" HIGH W.L GATE & FENCE.
SEE 2/A2

0 42” HIGH RAILING - SEE 14/A25

'M* .DINING 
UNIT 311 
1 BD/1 BA KITCHEN 
441 SF

H E WmA25._3_
k/p] 1 T6

TO
' 9U

V215

I\ ,7 16 A25,3ai 16 16 A25.
0

UVING □ 4*
I BAJ2 [
i I ----- 16-2" A 25. A25 A25VA25./ IBAJ? j\ HE1UVING 2-HR

LIVING
\ I11X1

[M-BA •

\ IW/DI ■-6" |/1

3:H o16 H1\
©■

I1 a
I

VA25LA25X,-Hnin

I Te;: DININGa 6-6"v /3.16\unit-314 UNIT 305 
1 BD/1 BA 
48D SF

UNIT 504 
1BD/2BA 
741 SF

iii

-ffl

. A25,£. ± R/ RvA17/
■1

LP 1A25iw/a kil
©

727 SF BALCo UMNG a

*f\

I/DINING BALC BALCa ' KITCHEN »l<16UNIT_512 DINING

UVING

/

1L _

' M-0AN

IA25 a\
1 16_a

A \.A21 LEGEND5’-|0" ;

a
BALC A25, A25.ID

5 1
\/ I---------1 1-HR WALL: 4/A14 & 16/A14

2-HR WALL - SEE 8/A14 

o-i CLASS I - 4" STANDPIPE 
W/ 2 1/2" OUTLET 

<A> EXIT SIGN - SEE NOTES 
IT F13&14/A1

WATER CURTAIN,
Y SEE 3/A4. TYP

(moo^ EXIST grade

FINISHED GRADE

6-2" I

%To e
open/above

A 25, inaM-BA A9M-BDRM M-BA
ml

a

rra[©
T

(XII IW/DI1 n. 116 l

rnL- \A 25. ,A25, A2E.I aA25 \
I 16 DINING\a 6’-6*- I 3_\A25/ UNIT 503 

KITCHFN 1BD/1BA 
490 SFr-

to
I /

I\ UtIE.P. Iiw/a
/ U=Mi©

o BALC

-i
\ J*V <a 1 a4_ .A 25,CN 16DINING

UNIT 315 ____
UVING 1 BD/1 BA KITCHEN 

470 SF

\\Y7/ t \RA25. '{W/DJ IW/DI! 6-10"/ \ A WEATHER BASED IRRIGATION 
CONTROLLER SEE SHEET A15 
SMART THERMOSTAT 
SEE A16

HARD WIRED FIRE MARSHALL APPROVED SMOKE 
H DETECTOR W/ BATTERY BACKUP, LOW BATTERY 

SIGNAL, AND WITH APPROVED CARBON MONOXIDE 
ALARM

PH PANIC HARDWARE

i \ 161BAl.C i1 UNIT 315 “ 
1BD/1BA

\ DINING

UVING UNIT 302 KITCHEN 
1BD/TBA 

v460 SF

5'i-( UVING 

UNIT 301 
1BD/1BA 
514 SF

KITCHEN

DINING
6’-2" 03( a: BALC\I +30ElA25. /

KITCI?^I ' A_/

S’
LIVING -------
DINING /\ 6SHE \M9A2_ a5«!♦ BALC BALC •l*16 ill/

1
□2_ A25.

■7
/r A25.BALC Lit R

2-6"UVNG DINING
6-2" f1 1UNIT 317 

1BD/1BA 
442 SF

o
\EJ

•-rjs= [w/Tl
in M-BDRMO

ENERGY NOTES:■
\Q|ri1|W. R R 1. SEE ENLARGED FLOOR 

PLANS FOR ENERGY STAR 
APPUANCE5.
2. ENERGY STAR APPLIANCES 
MUST BE INSTALLED.

a

Lr 16 16—I KITCHEN
>-KITCHEN

m
A25. A2Sln'S\ KITCHENk2’K.♦I*

< MuBA J-:TT 'a
Tt

DINING 
UNIT 320 
1BD/1BA 
309 SF F

M-BA \1 7

)Si*U
0IW/Dl |W/D|

XPININGA25, DINING

a UNIT 319 r
DINING

UNIT 318 
1BD/1BA 
512 SF

1
STAIFIUMNG 8UNIT 321 - 

1BD/1BA 
480 SF 
UVING

---IW/DIa
8_ A25.

B51 SF
16 \a25/1a 2_~M—BORMA25, A 25, LT u;UVING a LIVING □L2:

\«5/in
A25,I M-BA ja 1616 "3f

1
tA25/A25. BAIC

B&LQI BALCX

m
"s'ra BALC

1
CO ■

EE

inBALC I

mi]e5 3
s 2 1
A9 All A11
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SHEET TITLE

4TH FLOOR PLAN

PROJECT NUMBER

SHEET NUMBER

A7

M AMi i O.f r
■■t ;

^4*

V&3S? d/123-10”

4) 0f_.No* —.
” ko.MLte

25-2" 21-2" 9-0" 23-3' 21-0' 23-10"

17-2"_3 5-8"

I 1 T 1 I1o I oI
BALtf/ BALC BALC1 BALE ^o IBALS^

B
<0 Bl Jh116 1616 UVING 

UNIT PH7 
1 BD/1 BA 
512 SF 

DINING

H urns \ait
UNIT PH8 
1BD/2BA 
700 SF

A25 A25A2! 7TaI 16STAIRUVING 
UNIT PH10 
2BD/2BA 
786 SF -

UVING

UNIT PH9 
IBP A BA 
534 SF

PENM-BDRM 2-H12 I "living A25,aI

rM
i iB

Jl
a PINING _2_ <o

A25/ 5_ \2CDINING 4_ V2C
k2( UNIT PH6 

1BD/2BA 
792 SF

3
a

m-ba\ _4 BAI2 |
/II KITCHENv2i

]©l PINING LID oa iKITCHEN/
I J RIW/DI

ua lE DINING
I 3. \

mw]
i /5-0' I VI. aI B*J2 l: \■Z2Z H iB I COKITCHEN I ©[ R IB DENBA»2 In

IQT/c
M-BDRM

FW
IW/D|E —■ KHMW jjj

0 IE
IfI1

REFERENCE NOTES:

[Tj ADA PATH OF TRAVEL 
NON-FILTRATION PLANTER 
SEE G2-G3

f3l CONCRETE STAIRS/S7EPS - 
1—1 11 MIN. TREADS. 4"-7" RISERS. TYP. 
m WARNING STRIPE St HANDRAIL 
L-1 EXTENSIONS AS PER 11A-6A/D4r 
[5j LINE OF BALCONY ABOVE 

[6l 6-0" HIGH W.l. GATE & FENCE.
SEE 2/A2

0 42" HIGH RAILING - SEE 14/A25

1 " 6'—4" ',0 m b h

law \

[ M-BA V| 1-6"36I raB 1\16 A 25.
0I BAtf? 1 A 25.

3
\A25 A25.H BA#2 BDRMJ2®ri SEE D4rBAi2 ,\\ IUVING \_\16 Ia UVING\ IW/DI

IDINING
UNIT—PH11 
2BD/2BA 
726 SF

[w/o] w/d]A25. V1 /R_2_ \ B
I\2‘ \

a- 16ji
«♦

BALC _1\ BAIC5_ I16\UNIT PH14*o UNIT PH4 
1BD/2BA 
741 SF 

DINING

\2iUVING \ A25,KITCHEN 4_ R/ R
k12/ o6-2" T"1 \A25.

H3
\V. 666 SF UVING<727 SF 7-1"fh

*f. / Bt
DININGKITCHEN BALCI ToBALC KITCHEN

- B
\ 36.IaA_ \

QC/
BA#2 LEGEND

I---------1 1-HR WALL: 4/A14 Sc 16/A14

F~=~=1 2-HR WALL - SEE 8/A14 

CLASS I - 4" STANDPIPE 
W/ 2 1/2" OUTLET 
EXIT SIGN - SEE NOTES 
F134c14/A1 

WATER CURTAIN.
SEE 3/A4, TYP 

EXIST. GRADE 

FINISHED GRADE

5—0" / A 25,<0 0 9 1 I W1£ I B
\iI

[m-baI<0

Open/;
/ I

A25. inM-BDRM EM-BA ASJ. M-BDRM

S-H
a ABOVE

1----- 1 b;l5y
IW/D) 1 ,A25.31 1R O-i

\ MCI ._____  .

■1u

I

J= \ UVING *—j

UNJ-PH3J 

315 SF/^

A 25 A25,A25,
/T\IO_BALC IUNIT PHI5 

1.BD/1BA 
280 SF

\a 6'—2"6’-3” I ___ i

RF¥
/ M-e*^

J w

\
■H f M-BDRM\

I( M-BA\ \o BALC/ 1KITCHEN\ Bl
-I- I/

-mA25T6 n1 i \

E / \A25GQ-* [W/DJ JD-1A25 IW/DI 6-10" ,11 / \ WEATHER BASED IRRIGATION 
CONTROLLER SEE SHEET A15 
SMART THERMOSTAT 
SEE A16
HARD WIRED FIRE MARSHALL APPROVED SMOKE 
DETECTOR W/ BATTERY BACKUP, LOW BATTERY 
SIGNAL, AND WITH APPROVED CARBON MONOXIDE 
ALARM

PH PANIC HARDWARE

-H3
coI

M-B^[
\B 16a/UNIT PHI5 H 

1 BD/1 BA
DINING

UVING UNIT PH2 KITCHFN 
1 BD/1 BA 

v.460 SF

UMNGKITCHEN 

PINING UNIT PHI 
1 BD/1 BA 
514 SF

©vn dhOi Eli a; BALCul \R
/ 4_SF /2T5 UMNG ,—-

DINING /16

t'*
_2_BALC 5

3
a4* BALC *!■*16 L1!I

JL A25 / lOf KITCHEN R
UNIT PH17 
2BD/2BA 
684 SF

A25,
0-^ BALC J3

.'-6UVING
6'-2"

4®
■ A25 o

"IT 1 I ff ' 0.

^ M—o A____
il In

* +o
ENERGY NOTES:

MB\dfgLHffl 01^
1 ia J !w/b| RN 1- SEE ENLARGED FLOOR 

PLANS FOR ENERGY STAR 
APPUANCES.
2. ENERGY STAR APPUANCES 
MUST BE INSTALLED.

L.
< 16i 16

TM-BAKITCHEN A25. A25.a/KITCHFN *1* KITCHEN

w
PS M-BA 

[w/oj ^----^

B 1 M-BA\

Ol Tw/d)IW/DI A [A25, BAJ!2 2LDINING DINING
mDINING

3C-
i

2C
8UNIT PH20 

1 BD/1 BA 
483 SF 
UVING

UNIT PH19 
1BD/1BA 
469 SF
UVING

UNIT PH21 
1 BD/1 BA 
480 SF

UMNG

Lf*---------UNIT PH18 
1 BD/1 BA 
512 SF

8 \l . A25,

A25/I16 wa 2_ 00M-BDRMA25. a M-BDRMto 1 \U/ u.UYItlfl I4. 2_ aa
UlA 25n vAii U!, A25.* M-BA Ja 16 .16 A25,-3. STAIRA25/ IA25,

IC4BALC BAIC .1 IIALC

! .
■ct^

mj 0F
BALC ioin I

I m
A 2_ 1
A9 All A11
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16 A 9?* %

123-6"
■ft IV

4_of_ii_
117’-2" 6-4" 7'—0"

tw* —

S8 Ho

t
rB>

aw
8.

V.AIO,
o.

F 0

5 5 LEGEND

2-HR WALL - SEE 8/A23 

EXIT SIGN - SEE NOTES 
F13&14/A1

---------GUTTER SLOPE
--------- DOWN SPOUT

I \
I 0

L J L. L J L .J GS-
DS-

ir i
I 5 CLASS I - 

4' STANDPIPE 
W/ 2 1/2" OUTLET 

PANIC HARDWARE

2
I 5TYP Tl-

FIXED BENCHID I
PH

2-HR *cF
TYF I ROOF REFERENCE NOTES:i JL oI■ A2S, 8

—0 46“ CLR
□

BUILT-UP ROOF-CLASS 'A'
IB—ROOF SYSTEMS ICC-ES 
REPORT ESR-2852. SEE 4/A25 

42" W.l. GUARDRAIL & GATE
I 1^44-8"41/4"/FT 0II 2‘-u‘ o Z_

1°FIXED TABLE II 5-0" II A7
0- 0 WARNING STRIPE <5c HANDRAIL 

EXTENSIONS AS PER 11A-6A/D4f

j~4 | I ‘0 METAL CONDUIT

CRICKET

inI lO 
I cni I 9'' Hj 0

i/4”/ft 0O

3
I oI

4-i^3LI I16-9 2"- — ■ — .1SLrO”— - 0HI
BALCONY BELOW

~ii 2,262 SF

4 □ G.I. GUTTERo FIXED BENCH56 i
0\GS 0 ROOF SaAR ZONE EXCEPTION USED. SEE 

ENERGY STAR APPLIANCES ADDED TO 
LARGE SCALE FLOOR PLANS ON A15-A24 
AND APPLIANCE SPECS. ON A27 

PARAPET WALL

/
I

0 o
5’4q" 5-0’I V

\I /
\ gill III 4’-0" OR 5’—0"I 0•zz01 .1 r—\

UJ Li I 48 ROUTING OF PLUMBING FROM 
SOLAR ZONE TO WATER HEATER 

PATHWAY FROM SOLAR ZONE TO 
METERING EQUIP.

CLASS 1 - 4* STANDPIPE 
W/ 2 1/2" OUTLET 
CONNECT TO WATER HEATER 
SYSTEM

0 PLANTER - SEE 4/A8 &
SHEET G2-G3

0 DOWN SPOT

0he, 1/4VFT 126I

*—ft
\0i^yT d>1/4VFTI 16 \ 0

-A-
l/4~/FT TYP FIXED BENCH /TABLE PLAN

0
I to

T0\______ I I- 0 1/2" - l’-O"I________I
/

1/4-/FT 00 I
0--A \

\
iol0

4-

SEATING AREA
329 SF = 22 OCCUP.ir

OPEN j^ELOW (

fO; I\ / Too

057So-
I

i------- 1 0I\ PI BENCH, TYP. - SEE 2/A8 

[TT| TABLE, TYP. - SEE 2/A8 

0 !

i
i i 4‘—0"\ - xI zI I I o\ 2 3I I | I [ 17 o\\------- 1 I <\to o <NI INSTALL SIGN STATING: 

'ALL PORTABLE 
/MOVEABLE FURNITURE IS 
PROHIBITED ON ROOF 
DECK’
"MACOAT" DECK SYSTEM 
LARR# 25983

ROOF
LIGHT

ROOF
LIGHT

16|\ 1/4VFT/ b\/ I
j/4/FT47I V4’/FT16

*4^

II 30" CLRbA
—dH

i 1/4-/FT

“~o/IS|
0/ \

/ \ TABLE ELEVATION
<D

I
0 \

3 0 0EFF
1/4'/FT . ©

I 1/2’ - r-o"\fixed tabu / inoi IV47rT / io
|32B SF - 22 OCCUP. V.\1I 1 I \3 /

E
\oOS 410

16’—6’
IITT—» Uo'-ep-

'—' —t/y/ft

VARIES5
3 i5’^g’i =&o £ok io 4'—2" 15’—2" 9-11”

0—
2”OIA. MET. PIPE

«—m
i833 SF = 55 OCCUP. . io

m
SHEET MET. CAPmvi 5
18“ POT W/ DEEP SAUCER 
15 GAL MAX PLANT SIZE

REDWOOD CHIPS 

FILTER FABRIC 

8" GRAVEL 

FLASHING 

2" CANT STRIP 
BUILT UP ROOF 
CLASS ‘A’

£i I
in0 7A" STUCCO 

2X4 © 16” O.C.

25 ISeating area -'
390 SF = 26 oSfcjP.

16
0I I

V4"/FTI

u o
<f20-10" I34-8" 5-9"

m 2-HR
IR TYPI

^3 ;■ BASE FLASHING 
WP DECKING 
1CB0 #1338-

1
2-HR

II IMS,TYP :_6I /l
in

5 © WALKWAY:
2 LAYERS OF - 

%" PLYWOOD W/ > 
15" FELT BETWEEN -1-

Ir i —H---------
r ni ii ii i UK 12” ADl I © ROOF:

%’ PLYWOOD W/ 
15# FELT

- 2X ROOF JOISTS & 
RIP STRIPS

— 2X RIP STRIPS 
SLOPE TO DRAIN

I I II /I Jl
i EXTEND 2X4 © 4’ O.C. 

TO RR OR BLKG 
W/ 2- JfDIA. M.B.

DRAIN 
WHERE OCCURS

A 2_6 6
AS A11

28'—9"8-10" 8-0" %’ GYP. DW ON 
RES. CHANELS

ROOF PI AN
d> TYP ROOF PLANTERl/8“=1’-0’

0" 4 3/4" = 1'-0"
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I I T©© © ©34.10
bi

31.75
1ST FLR 
31.60

PLANNING 
LOWEST POINT 
EL. 30.90 iHl

(3173)

I
(30.8B) y

PARKING

f PARKING

f Jo1B.9i
17.35 P'J6J16.45 ^ P

EL=

SOUTH-WEST ELEVATION
1/0’-l’-O*

I

<
s

0--*B
o 7 7
o

6-0"□MAX EL 71.90

<

eH-— mi—- mi-—o ALLOW AREA OF UNPROTECTED OPNG FACING STREET - NO LIMIT
I

"o PQ

WINDOW SCHEDULE
TYPE WIDTH HEIGHT SF.

9SF3-03-0

1 1 m I0
25 SF5-0 5-0© © © © © ©

© 30 SF6'-0 5-0

© 26 SF£ •o 6-6t'-OD-
£i

©.K 5'-0 5'-6 27.5 SF

© 5-6 33 SF6-0□a g m g© © ©
z

oT ^ r-
o

DOOR SCHEDULE-3F— ■ O n TYPE WIDTH HEIGHT SF.CD

©
ra ? in ig I 35 SF5-0 7- 0

© © © ©© © 6-0 7-0 42 SF0
©.7-0“ 7'-0 49 SFto 7-0lb £

j 1600
7 \ fi

m m i m ra |@l 0 I I
\/© 35.10 35.10©.10 © 35.10

/ \
\ /(52.46)

[32.45) (31.90)32.20) [31.62)\ /

X =ib±
\ 31.60

BUILDING 
EL 31.34

o
l J
o

21.00
20.10

19.20

^ 1 % 
J I S

ftfl ;] .18.501B.28

[P 17.90 -. »
Ifa •iV..NORTH-WEST FI EVAT10N

oU*:r| Pag® ‘4r

Case

i/B"=r—o"

GBADE PLANE 
PLANNING: 
BUILDING:

BUILDING HEIGHT
PLANNING: EL. 30.90 + 41.0 = 71.90
BUILDING: 71.90 - 31.34 = 40.56
(MAX. BLDG. HT.)

EL 30.90
32.48 -F 31.60 + 30.10 
+ 31.18 = 125.36 
125.36 / 4 - 31.34

ELEVATION LEGEND:
\T\ BUILT-UP ROOF-CLASS *A'

[2] EXTERIOR STUCCO

[3] DOWNSPOUT 

|T| 42" HIGH WALL

[5] EXTERIOR TILE FINISH

{?] G.l. GUTTER

(7] PARAPET WALL

[§] LINE OF NATURAL GRADE

[|] PLANTER - SEE G2-G3

[To] 6’ HIGH CMU WALL

03 42” HIGH RAILING - SEE 14/A25

[12] 6' HIGH W.l. FENCE St GATE - SEE 2/A2

[13] STAIR TOWER BEYOND 

0 ELEVATOR TOWER BEYOND 

[l5| ROLL-UP DOOR

[l6j CONCRETE SLAB ON GRADE 

0 CONCRETE DECK (3 HR)

[j|j RETAINING WALL

STRUCTURAL FOAM - 
119] INSULFAOM ASTM D1621 Sc 

ICC ER ERS 1778 

BUILDING ADDRESS PROVIDED 
AT ENTRANCE OF BUILDING IN 
ACCORDANCE TO LAMC 57.09.11.

|2i] FIRE DEPARTMENT CONNECTION.

ALLOW AREA OF UNPROTECTED OPNG FACING STREET - NO LIMIT

i
1

o
z

5=
1-----_ — o =5ro

1
CO CL
-P

1
I
I

(30.10)

BUILDING 
EL 31.34

I

REFERENCE NOTE:

EXIST. GRADE 

FINISHED GRADE
100.00^

NOTE:
1. ALL ROOF DRAINS & DOWNSPOUTS TO FLOW TO 
STORMWATER FILTRATION PLANTERS (LID).
SEE SHEETS G2-G3.1

PLANNING
LOWEST POINT EL30.90

BUILDING
32.48+31.60+30.10+31.18/4=31.34
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ELEVATION LEGEND:
(Tj BUILT-UP ROOF-CLASS ‘A’

jj] EXTERIOR STUCCO

[Tj DOWNSPOUT

0 42' HIGH WALL

[Tj EXTERIOR TILE FINISH

0 G.l. GUTTER

[7] PARAPET WALL

0 LINE OF NATURAL GRADE

[Tj PLANTER - SEE G2-G3

[TO] 6' HIGH CMU WALL

QH 42’ HIGH RAILING ~ SEE 14/A25

QU 6' HIGH W.l. FENCE & GATE - SEE 2/A2

[T3j STAIR TOWER BEYOND

0 ELEVATOR TOWER BEYOND

[l5] ROLL-UP DOOR

[is] CONCRETE SLAB ON GRADE

[n] CONCRETE DECK (3 HR)

[iaj RETAINING WALL 

_ STRUCTURAL FOAM - 
[±9[ INSULFAOM ASTM D1621 &

ICC ER ERS 1778 

BUILDING ADDRESS PROVIDED 
AT ENTRANCE OF BUILDING IN 
ACCORDANCE TO LAMC 57.09.11.

[2l] FIRE DEPARTMENT CONNECTION.

x
<
: :

—0 EH--*-1 1
D1 ALLOW AREA OF UNPROTECTED OPNG 7 FT FROM P.L. - 25%MAX EL. 71.90

T.O.P.

116 -6X9-6 = 1.106.75 SF A. OF OPNGS 154 SF(W)+63 SF(D) =
217 SF/19.6%1 W.A.I| g h ffliH g21 SF 21 SF

© I©
,1

<£>
J £

4TH FLR

116’-6X9’-6 = 1.106.75 SF A. OF OPNGS 55 SF(W)+84 SF(D) =
139 SF/12.5%□ W.A.21 SF 21 21 SF0 © ©© © © I©Ci 2 [2 £o ~ c

f jfc
Z2
a3RD FLR --------------n; OQ. =)

1 la m pi 03© © 0 116-6X9-6 = 1.1 D6.75 SF A. OF OPNGS 55 SF(W)+B4 SF(D) =
139 SF/12.5%

W.A.i

Up]2-HR

__ J3L
£i

2ND FLR

BEFERENCE NOTE;

(meS^ EXIST. GRADE 

mS9\ FINISHED GRADE 

NOTE;
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I S GA STEEL COLLAR 
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El RESTOP BARRIER
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a Date: OWNER ADDRESS: PROJECT ADDRESS:E.5w LANDSCAPE08/01/2019CD WISEMAN DEVELOPMENT 
11601 SANTA MONICA BLVD. 
LOS ANGELES, CA 90025 
(310) 914-5555

o TJCD
1600 E. Venice Blvd 
Los Angeles, CA 90291

Scale: PLANco 2o 1" = 10'

.^Harmony Gardens, Inc.
V Shelley Sparks, RLA #2896 

12224 Addison Street 
Valley Village, CA 91607 
(818) 505-9783
Shelley@Harmonygardens.net
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CITY OF LOS ANGELES
OFFICE OF THE CITY CLERK 

200 NORTH SPRING STREET, ROOM 395 
LOS ANGELES, CALIFORNIA 90012

CALIFORNIA ENVIRONMENTAL QUALITY ACT

COUNTY CLERK’S USE

NOTICE OF EXEMPTION
(PRC Section 21152; CEQA Guidelines Section 15062)

Filing of this form is optional. If filed, the form shall be filed with the County Clerk, 12400 E. Imperial Highway, Norwalk, CA 90650, 
pursuant to Public Resources Code Section 21152(b) and CEQA Guidelines Section 15062. Pursuant to Public Resources Code Section 
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
DIR-2019-4920-TOC

CASE NUMBER
E N V-2019-4921 -CE

LEAD CITY AGENCY
City of Los Angeles (Department of City Planning)

COUNCIL DISTRICTPROJECT TITLE
11

□ Map attached.PROJECT LOCATION (Street Address and Cross Streets and/or Attached Map) 
1600-1614 East Venice Boulevard

□ Additional page(s) attached.
Demolition of three residential structures (nine dwelling units) and construction of a 61-foot tall, four-story, 77-unit, 49,948
square-foot apartment building with one level of subterranean parking.__________________________________________
NAME OF APPLICANT / OWNER:
Venice Wave LP

PROJECT DESCRIPTION:

CONTACT PERSON (If different from Applicant/Owner above)
Jeffrey Khau

(AREA CODE) TELEPHONE NUMBER
(213) 473-9987

EXT.

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

STATE CEQA STATUTE & GUIDELINES

□ STATUTORY EXEMPTION(S) 

Public Resources Code Section(s)

CATEGORICAL EXEMPTION(S) (State CEQA Guidelines Sec. 15301-15333 / Class 1 -Class 33)

CEQA Guideline Section(s) / Class(es) Section 15332 (Class 32)

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

□ Additional page(s) attachedJUSTIFICATION FOR PROJECT EXEMPTION:

The Planning Department determined that the State CEQA Guidelines designate the subject project as Categorically Exempt under 
Article 19, Section 15332, Class 32, Case No. ENV-2019-4921-CE. A project qualifies for a Class 32 Categorical Exemption if it is 
developed on an infill site and meets the following criteria:

a) The project is consistent with the applicable general plan designation and all applicable general plan policies as well 
as with the applicable zoning designation and regulations.

The site currently is developed with a 3-unit apartment building, a 4-unit apartment building, and a 2-unit apartment building. 
The site is zoned [Q]R4-1XL and has a General Plan Land Use designation of High Medium Residential. The project proposes 
the construction ofa three-story residential building containing 77 dwelling units. As proposed, the project is conformance with 
the General Plan Zoning and Land Use designation.

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. Lots surrounding the subject site are developed with multi-family 
buildings and single-family residences.

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

The site is not a wildland area, and is not inhabited by endangered, rare, or threatened species. The area around the site is 
highly urbanized and surrounded by commercial and residential uses. NavigateLA shows that the subject site is not located in 
a Significant Ecological Area._______________________________________________________________________________________



affic, noise, air quality, or water quality.d) Approval of the project wou ot result in any significant effects relating i

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

• Regulatory Compliance Measure RC-AQ-1 (Demolition, Grading and Construction Activities): Compliance with 
provisions of the SCAQMD District Rule 403. The project shall comply with all applicable standards of the Southern 
California Air Quality Management District, including the following provisions of District Rule 403:

All unpaved demolition and construction areas shall be wetted at least twice daily during excavation and construction, 
and temporary dust covers shall be used to reduce dust emissions and meet SCAQMD District Rule 403. Wetting 
could reduce fugitive dust by as much as 50 percent.
The construction area shall be kept sufficiently dampened to control dust caused by grading and hauling, and at all 
times provide reasonable control of dust caused by wind.
Al! clearing, earth moving, or excavation activities shall be discontinued during periods of high winds (i.e., greater than 
15 mph), to prevent excessive amounts of dust.
All dirt/soil loads shall be secured by trimming, watering or other appropriate means to prevent spillage and dust.
All dirt/soil materials transported off-site shall be either sufficiently watered or securely covered to prevent excessive 
amount of dust.
General contractors shall maintain and operate construction equipment to minimize exhaust emissions.
Trucks having no current hauling activity shall not idle but be turned off.

o

o

o

o
o

o
o

• Regulatory Compliance Measure RC-GEO-1 (Seismic): The design and construction of the project shall conform to the 
California Building Code seismic standards as approved by the Department of Building and Safety.

• Regulatory Compliance Measure RC-NO-1 (Demolition, Grading, and Construction Activities): The project shall 
comply with the City of Los Angeles Noise Ordinance and any subsequent ordinances, which prohibit the emission or 
creation of noise beyond certain levels at adjacent uses unless technically infeasible.

These RCMs will reduce any potential impacts on noise and water quality to less than significant. The creation of noise is limited 
to certain decibels, restricted to specific hours. A Noise Impact Analysis, prepared by Cadence Environmental, dated September 
25, 2019, determined that the proposed development would not exceed the limits stated in the Noise Ordinance. Regarding 
traffic and air quality impacts, DOT staff determined that the project requires a traffic assessment study. A traffic study dated 
September3, 2019 was prepared by Overland Traffic Consultants. The Department of Transportation (LADOT) issued a Traffic 
Assessment, dated February 4, 2020, indicating the project would generate a net increase of 341 trips. The Traffic Assessment 
included a VMT analysis that determined the project would not have a significant transportation impact under any of the above 
thresholds.

The project will not conflict with any adopted policies, plans, or programs regarding public transit, bicycle facilities, or pedestrian 
facilities. Therefore, the project will not have any significant impacts to traffic. Likewise, air quality will not worsen as a result of 
the proposed project. Interim thresholds were developed by DCP staff based on CalEEMod model runs relying on reasonable 
assumptions, consulting with AQMD staff, and surveying published air quality studies for which criteria air pollutants did not 
exceed the established SCAQMD construction and operational thresholds. The Air Quality Impact Analysis prepared by 
Cadence Environmental Consultants, dated September 24,2019, concluded the project would not result in impacts to air quality. 
Regarding water quality, the proposed project will utilize existing municipal water sources through the Department of Water and 
Power (LADWP). The project is subject to the City’s Low Impact Development Ordinance (Ordinance 181,889), which requires 
the capture and retention of storm water through onsite filtration and treatment. As such, the project has been designed to meet 
the City’s Low Impact Development (LID) requirements.

e) The project site will be adequately served by all public utilities and services given that the property is located in an urban tract 
with water supply, sewage and waste disposal infrastructure, and power lines installed. Venice Boulevard and Glencoe Avenue 
are improved with existing utilities that service the lots in the area. Both can be accessed by emergency vehicles. The project 
includes a street dedication to widen the pedestrian right-of-way. The project will also repair and replace any broken or off-grade 
asphalt, sidewalk, curb, or gutter. The project shall comply with any street light requirements required by the Bureau of Street 
Lighting. The proposed project will not result in significant impacts on the capacity of existing utilities and services.

The project is a transit-oriented development on a site within an urbanized area and meets the criteria outlined above. Therefore the 
project qualifies for a Class 32 Categorical Exemption. Furthermore, the Exceptions outlined in the State CEQA Guidelines Section 
15300.2 do not apply to the project:

Cumulative Impact. There is not a succession of known projects of the same type located in the same place as the subject 
project. No comparable pending projects (TOC or Density Bonus) have been identified within a 500-foot radius of the subject 
site. One TOC project located approximately 0.33 miles away at 1015 East Venice Boulevard (DIR-2017-4421-TOC) was 
approved on September/, 2018. Another TOC project, located at 1808-1816 South Lincoln Boulevard (DIR-2019-1133-TOC), 
was approved on February 20, 2020. Since these projects qualify for a Class 32 Categorical Exemption and are subject to 
Regulatory Compliance Measures, no cumulative impacts are anticipated. Further, the proposed 77-unit residence does not 
exceed thresholds identified for impacts to the area (i.e. traffic, noise, etc.) and will not result in significant cumulative impacts.

a)

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

b)



n an area zoned and designated for such use ' djacent lots are developed with multi- and 
jal circumstances are present or foreseeable.

proposes a multi-family buildir 
single-family residences. No u.

Scenic Highways. The project site is not located on or near a designated state scenic highway. The only State Scenic Highway 
within the City of Los Angeles is the Topanga Canton State Scenic Highway, State Route 27, which travels through a portion of 
Topanga State Park.

Hazardous Waste Sites. The project site is not identified as a hazardous waste site or is on any list compiled pursuant to Section 
65962.5 of the Government Code.

c)

d)

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

e)

C3 None of the exceptions in CEQA Guidelines Section 15300.2 to the categorical exemption(s) apply to the Project.
□ 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:

STAFF TITLE 
Senior City Planner

CITY STAFF NAME AND SIGNATURE 
Juliet Oh
ENTITLEMENTS AP! 
Transit Oriented Com 
Plan Review

DVED
inities (TOC) Affordable Housing Incentive Program Compliance Review, Community Design Overlay (CDO)

REC’D. BY (DCP DSC STAFF NAME)RECEIPT NO.FEE:

DISTRIBUTION: County Clerk, Agency Record
Rev. 3-27-2019
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City of Los Angeles 
Department of City Planning©07

*e
i*•ij

vL® 8/19/2019
PARCEL PROFILE REPORT

PROPERTY ADDRESSES
1614 E VENICE BLVD 

1610 E VENICE BLVD

Address/Legal Information
PIN Number

Lot/Parcel Area (Calculated) 

Thomas Brothers Grid 

Assessor Parcel No. (APN) 

Tract

Map Reference 

Block

111B149 1332 

5,963.4 (sq ft)

PAGE 672 - GRID A5 

4236006015 

WALGROVE TRACT 

M B 7-50

ZIP CQD.fcS
90291

RECENT ACTIVITY
ADM-2018-7025-TOC 

ADM-2019-1208-TOC 

DIR-2019-4920-TOC 

EN V-2019-4921 -EAF 

PAR-2019-3781-TOC

10

3Lot

Arb (Lot Cut Reference)

Map Sheet

Jurisdictional Information
Community Plan Area 

Area Planning Commission 

Neighborhood Council 

Council District 

Census Tract#

LADBS District Office 

Planning and Zoning Information 
Special Notes 

Zoning

Zoning Information (Zl)

None

111B149

Venice

West Los Angeles 

Venice

CD 11 - Mike Bonin 

2738.00

West Los Angeles

CASE NUMBERS
CPC-2018-7548-CPU 

CPC-2014-1456-SP 

CPC-2005-8252-CA 

CPC-1992-446-HD 

CPC-1992-318-ZC 

CPC-1984-226 

ORD-186104 

ORD-183497 

ORD-169327 

ORD-168999

ENV-2014-1458-EIR-SE-CE

ENV-2005-8253-ND

None

[Q]R4-1XL

ZI-2452 Transit Priority Area in the City of Los Angeles 

ZI-1874 Los Angeles Coastal Transportation Corridor 

ZI-2479 Livable Boulevards 

High Medium Residential 

Yes

General Plan Land Use 

General Plan Note(s)

Hillside Area (Zoning Code)

Specific Plan Area 

Subarea

Special Land Use / Zoning 

Design Review Board 

Historic Preservation Review 

Historic Preservation Overlay Zone 

Other Historic Designations 

Other Historic Survey Information 

Mills Act Contract 

CDO: Community Design Overlay 

CPIO: Community Plan Imp. Overlay 

Subarea

CUGU: Clean Up-Green Up 

HCR: Hillside Construction Regulation 

NSO: Neighborhood Stabilization Overlay 

POD: Pedestrian Oriented Districts 

RFA: Residential Floor Area District 

RIO: River Implementation Overlay 

SN: Sign District 

Streetscape

No

Los Angeles Coastal Transportation Corridor

None

None

No

No

None

None

None

None

None

None

None

None

No

No

None

None

No

No

Livable Boulevards

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



Adaptive Reuse Incentive Area 
Affordable Housing Linkage Fee 

Residential Market Area 
Non-Residential Market Area 

Transit Oriented Communities (TOC)
CRA - Community Redevelopment Agency
Central City Parking
Downtown Parking
Building Line
500 Ft School Zone

None

High
High 
Tier 1
None
No
No
None
Active: Venice Senior High School
Active: Venice Senior High School (Foreign Language Magnet) 
Active: Venice Senior High School (STEMM Magnet)
No500 Ft Park Zone 

Assessor Information
Assessor Parcel No. (APN) 
Ownership (Assessor) 

Ownerl 
Address

4236006015

STUHLBARG,EMILY CO TR
0 PO BOX 252012 
LOS ANGELES CA 90025

Ownership (Bureau of Engineering, Land 
Records)

Owner
Address

1600 VENICE LLC
PO BOX 252012
LOS ANGELES CA 90025
HEMRICK, ROSALINDA
2488 GLYNDONAVE 
VENICE CA 90291
STUHLBARG, EMILY NORENE, RICHARD A
2214 TORRANCE BLVD STE 200 
TORRANCE CA 90501
0.137 (ac)
0200 - Residential - Double, Duplex, or Two Units - 4 Stories or Less
$43,269
$11,184
08/10/2011
$500,005

Owner
Address

Owner
Address

APN Area (Co. Public Works)' 
Use Code
Assessed Land Val.
Assessed Improvement Val. 
Last Owner Change 
Last Sale Amount 
Tax Rate Area 
Deed Ref No. (City Clerk)

67
1076180
1-853
0201707
0201706

Building 1 
Year Built 
Building Class 
Number of Units 
Number of Bedrooms 
Number of Bathrooms 
Building Square Footage 

Building 2 
Year Built 
Building Class 
Number of Units 
Number of Bedrooms 
Number of Bathrooms 
Building Square Footage 

Building 3 
Building 4

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.

1914
D3D
1
2
1
1,240.0 (sq ft)

1939
D35C
1
1
1
360.0 (sq ft)
No data for building 3 
No data for building 4

zimas.lacity.org | planning.lacity.org



No data for building 5Building 5
Additional Information
Airport Hazard 
Coastal Zone 
Farmland
Urban Agriculture Incentive Zone 
Very High Fire Hazard Severity Zone 
Fire District No. 1 
Flood Zone 
Watercourse
Hazardous Waste / Border Zone Properties 
Methane Hazard Site 
High Wind Velocity Areas
Special Grading Area (BOE Basic Grid Map A- 
13372)
Wells
Seismic Hazards
Active Fault Near-Source Zone 

Nearest Fault (Distance in km)
Nearest Fault (Name)
Region
Fault Type
Slip Rate (mm/year)
Slip Geometry 
Slip Type
Down Dip Width (km)
Rupture Top 
Rupture Bottom 
Dip Angle (degrees)
Maximum Magnitude 

Alquist-Priolo Fault Zone 
Landslide 
Liquefaction
Preliminary Fault Rupture Study Area
Tsunami Inundation Zone
Economic Development Areas
Business Improvement District
Hubzone
Opportunity Zone
Promise Zone
State Enterprise Zone
Housing
Direct all Inquiries to 

Telephone 
Website

Rent Stabilization Ordinance (RSO)
Ellis Act Property
Public Safety
Police Information 

Bureau
Division / Station 

Reporting District

None
None
Area Not Mapped 
YES
No
No
None
No
No
None
No
No

None

5.1492912
Santa Monica Fault
Transverse Ranges and Los Angeles Basin
B
1.00000000
Left Lateral - Reverse - Oblique 
Moderately / Poorly Constrained
13.00000000 
0.00000000
13.00000000 
-75.00000000 
6.60000000
No
No
No
No
No

None
Not Qualified
No
None
None

Housing+Community Investment Department
(866) 557-7368
http://hcidla.lacity.org
Yes
No

West
Pacific
1443

Fire Information 
Bureau 

Batallion
West
4

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

http://hcidla.lacity.org


63District / Fire Station 
Red Flag Restricted Parking No

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
(“) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.

planning.lacity.orgzimas.lacity.org



CASE SUMMARIES
Note: Information for case summaries is retrieved from the Planning Department's Plan Case Tracking System (PCTS) database. 
Case Number:
Required Action(s):

CPC-2018-7548-CPU 
CPU-COMMUNITY PLAN UPDATE

Project Descriptions(s): ADOPT COMMUNITY PLAN POLICY DOCUMENT, GENERAL PLAN AMENDMENTS, AND ZONE CHANGES TO APPLY RE-CODE
LA ZONING.
CPC-2014-1456-SPCase Number:

Required Action(s):
Project Descriptions(s): SPECIFIC PLAN AMENDMENT

CPC-2005-8252-CA 
CA-CODE AMENDMENT

SP-SPECIFIC PLAN (INCLUDING AMENDMENTS)

Case Number:
Required Action(s):
Project Descriptions(s): AN ORDINANCE ESTABLISHING PERMANENT REGULATIONS IMPLEMENTING THE MELLO ACT IN THE COASTAL ZONE.
Case Number:
Required Action(s):
Project Descriptions(s): ZC & HD ENCOMPASSING THE REGULATORY PROVISIONS OF ORD NO 166,513, THE EAST VENICE MULTI-FAMILY ICO TO

CONTROL MULTI-FAMILY RESIDENTIAL DEVELOPMENT ON THE MULTI-FAMILY & COMMERCIALLY ZONED PROPERTIES IN 
THE EAST VENICE & WEST MAR VISTA NEIGHBORHOODS, &REGULATE HEIGHTS IN SINGLE-FAMILY AREAS OF THOSE 
NEIGHBORHOODS
CPC-1992-318-ZC 
ZC-ZONE CHANGE

CPC-1992-446-HD 
HD-HEIGHT DISTRICT

Case Number:
Required Action(s):
Project Descriptions(s): ZONE CHANGES ENCOMPASSING THE REGULATORY PROVISIONS OF ORD. NO. 166,513, THE EAST VENICE MULTI-FAMILY

INTERIM CONTROL ORDINANCE TO CONTROL MULTI-FAMILY RESIDENTIAL DEVELOPMENT ON THE MULTI-FAMILY AND 
COMMERCIALLY ZONED PROPERTIES IN THE EAST VENICE AND WEST MAR VISTA NEIGHBORHOODS, AND TO REGULATE 
HEIGHTS IN SINGLE-FAMILY AREAS OF THOSE NEIGHBORHOODS
CPC-1984-226 
Data Not Available

Case Number:
Required Action(s):
Project Descriptions(s): AMENDMENT TO THE COASTAL TRANSPORTATION CORRIDOR SPECIFIC PLANTHE PROPERTY LOCATION IS GENERALLY

BOUNDED ON THE EAST BY THE SAN DIEGO FWY; ON THE SOUTH BY THE CITY BOUNDARY OF THE CITY OFEL SEGUNDO; 
THE NORTH BY THE CITY BOUNDARY OF THE CITY OF SANTA MONICA AND ON THE WEST BY THE PACIFIC OCEAN 
PROPOSED PROJECT BROAD AMENDMENTS TO THE COASTAL TRANSPORTATION CORRIDOR SPECIFIC PLAN
ENV-2014-1458-EIR-SE-CECase Number:

Required Action(s): SE-STATUTORY EXEMPTIONS 
CE-CATEGORICAL EXEMPTION 
EIR-ENVIRONMENTAL IMPACT REPORT 

Project Descriptions(s): ENVIRONMENTAL IMPACT REPORT
ENV-2005-8253-ND 
ND-NEGATIVE DECLARATION

Case Number:
Required Action(s):
Project Descriptions(s): AN ORDINANCE ESTABLISHING PERMANENT REGULATIONS IMPLEMENTING THE MELLO ACT IN THE COASTAL ZONE.

DATA NOT AVAILABLE
ORD-186104 
ORD-183497 
ORD-169327 
ORD-168999

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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(1) 1600-1614 E. Venice blvd (Subject site)
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(2) 1616 E. Venice blvd. (East adjacent property)
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(3) 1620 -1630 E. Venice blvd. (Multi-residential bldg, on the further East)
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(4) 2407 -2411 Glencoe Ave. (Duplex on the West across subject site at Glencoe Ave.)
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(5) 1500 - 1530 E. Venice Blvd. (Multi-residential bldgs. Further West)
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(6) View across Venice blvd further West
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(7) 1527 Venice Blvd. (Mini Mart Across Venice Blvd.)
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(8) 1601-1605 E. Venice Blvd. (Apartment bldg, t across subject site )
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(9) 1611 E. Venice Blvd. (Apartment across Subject site)
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(10) 1621 E. Venice Blvd (Apartment across the subject site)
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(11) 2418 Glencoe Ave (Single Family home across the alley of the subject site)
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(12) 2417 Glencoe Ave. (Across the subject site at Glencoe Ave.
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(13) View of E. Venice Blvd in-front of subject site

*
* ** i* i

r v»
*i T

(14) Another view of Venice Blvd
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(15)View of Glencoe Ave. at the side of the subject site
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(16) View of the Alley at the back of the subject site
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REFERRAL FORMS:

TRANSIT-ORIENTED COMMUNITIES - REFERRAL FORM
LOS ANGELES CITY PLANNING DEPARTMENT

This form is to serve as a referral to the Department of City Planning Development Services Center for Affordable Housing 
case filing purposes (in addition to the required Department of City Planning Application and any other necessary 
documentation) and as a referral to HCIDLA, CRA, Building and Safety, or other City agency for project status and 
entitlement need purposes. This form shall be completed by the applicant and reviewed and signed by Department of City 
Planning staff prior to filing an application for a case or building permit. Any modifications to the content(s) of this form after 
its authorization by the Department of City Planning staff is prohibited. The Department of City Planning reserves the right 
to require an updated form for the project if more than 180 days have transpired since the approval date, or as necessary, 
to reflect project modifications, policy changes and/or amendments to the LAMC, local laws, and State laws.

City Staff Use Only
ferral To:

Planning DSC - Filing □ HCIDLA □ DBS □ Funding □ SB35 □ Other:______ _______ ______________
NOTES: /(/tV A$
. -fcjJZtrT, AmwAt -fa ______

JLL___ Cffy ^ LJ-t________ * V* ------ ------------------
Date Approved ' ' Expiration Date Sf <-7 /«
______________ y/ir//?___________ I ___________________________________________

J. Project Information - To be completed by applicant

1. PROJECT LOCATION/ ZONING
Project Address:
Applicant Name and Phone/Email: ISAAC COHANZAD (3101-914-5555 . ISAAC@WISEMANRESIDENTIAL.COM
Assessor Parcel Numberfs): 4236-006-013, ...014, & ...015_____________________________________________

VENICE

1600 E. VENICE BLVD.

Community Plan:.
Existing Zone:__
□ Specific Plan
0 Q-condition/ D-limitation/ T-classification (please specify):
0 Other pertinent zoning information (please specify):_____
0 Location of Major Transit Stop (please specify the intersection or metro stop)1: 

VENICE BLVD / LINCOLN BLVD (Local line 33 / R733)

Lot Size: 17,891 s.f.Number of Lots:.
Land Use Designation: HIGH MEDIUM RESIDENTIAL

□ CPIO

3
IQ1R4-1XL

□ HPOZ □ DRB □ Enterprise Zone □ CRA 
ORD-169327

Livable Boulevards Streetscape

II. Project Eligibility - To be completed by DCP Housing Services Unit Staff

kAt \ $-733________________
2. TRANSPORTATION QUALIFIERS

Qualifier #1 (rail name & stop, ferry terminal or bus #): 
Service Interval # 1: “
Service Interval # 2:_

[420 min /# of trips]2 
[420 min / # of trips]

Qualifier #2 (rail name & stop, ferry terminal or bus #) 
Service Interval # 1:
Service Interval # 2:

Qjy 
- ./7*3V

.[420 min / # of trips] 
[420 min / # of trips]

fit1TOC Tier3: □Tier 1 □ Tier 3 □ Tier 4 Planning Staff Initials:

1 Per AB 744, A Major Transit Stop means a site containing an existing rail transit station, a ferry terminal served by either a bus or rail transit service, or 
the intersection of two or more major bus routes with a frequency of service interval of 15 minutes or less during the morning and afternoon peak 
commute periods. It also includes major transit stops that are included in the applicable regional transportation plan.
2 This figure (420 minutes) is based on the total number of minutes during the peak hours of 6 am to 9 am as well as 3 pm to 7 pm.
3 If project is 100% affordable, it is eligible for the designated Tier to be increased by one.

CP-4050 [5.15.2018] Transit-Oriented Communities - Referral Form Page 1 of 6
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III. Project Information (if applicant is requesting additional incentives) - To be completed by applicant

3. DESCRIPTION OF PROPOSED PROJECT
Proposed 77 unit apartment blda. 4 storv over subterranean aaraae with 60% density bonus under TOC TIER 2 
IBase density of 48 unitsl. setting aside 7 units for Extremely Low Income household (9%). with 2 -on menu items 
a) Front Yard setback to be aligned at the adjacent property f5ft1. bl Allowable Height to be 41 ft._____________

EXISTING USE
A. Describe Existing Development: 
and 1610 was a duplex_________

4.
1600- Venice was a 3 unit apartment. 1604 was a 4 unit apartment blda

Characteristic of existing use 
Dwelling Unit (DU), Commercial/ 
Industrial, or Other

Existing # of Units or 
Non-Residential SF To 

Be Demolished

Proposed4 # of Units or 
Non-Residential SF

Existing # of Units or 
Non-Residential SF

Guest Rooms - - ; i
*7, 4,Studio 1 *“ 1

One Bedroom 5 5 61_____
Two Bedrooms 1533
Three Bedrooms

Bedrooms
Non-Residential Square Feet
Other:

B. Previous Cases Filed
121m

Case Numbers):
Date Filed:
Date Approved:
End of Appeal Period: 
Environmental No.

ADM-2019-1208-TQC

03/20/2019

NA

5. TYPE OF APPLICATION
□ Transit-Oriented Communities (per TOC Guidelines) with Base Incentives filed in conjunction with another 

discretionary approval.
0 Transit-Oriented Communities (per TOC Guidelines) with Additional Incentives (please specify, max of three):

11 Front Yard Reduction (to align to adjacent building = 5 ft)_________________________ _______________
21 - Height to be 41 ft. 4 ' ' ‘ _________________________________
31

□ If applicable, projects adhering to the Labor Standards in LAMC 11.5.11 may be granted two more Additional 
Incentives as listed in the TOC Guidelines (please specify):
41

t *,

51
□ Site Plan Review per LAMC Sec.* 16.05

Specific Plan Project Permit Compliance per LAMC Sec. 11.5.7.C
Community Design Overlay per LAMC Sec. 13.08
Coastal Development Permit per LAMC Sec. 12.20.2 or 12.20.2.1
Tract or Parcel Map per LAMC Sec. 17.00 or 17.50
Other entitlements requested (please specify):_______________

□
□
□
□
□

4 Replacement units, per AB 2556, shall be equivalent to the number of units and number of bedrooms of the existing development.

Page 2 of 6CP-4050 [5.15.2018] Transit-Oriented Communities - Referral Form



ENVIRONMENTAL REVIEW
□ Environmental Review Not Required - Project is Ministerial.5 Please Explain:

6.

0 Not filed
□ Filed (indicate case number):

HOUSING DEVELOPMENT PROJECT TYPE (please check all that apply):7.

□ For Sale 
0 For Rent
0 Extremely Low Income
□ Very Low Income
□ Low Income

□ Moderate Income 
Market Rate 
Mixed Use 
Senior
Chronically Homeless

□ Other (please describe):
0
□
□
n

8. DENSITY CALCULATION

A. Base Density: Maximum density allowable per zoning 
Lot size
Minimum area per dwelling unit 
Units allowed by right (per LAMC)
Base Density

18,922 (gross) s.f. (a)
400 s.f. of lot area per unit (b)

units (c) [c = a/b, round down to whole number]
units (d) [d = a/b, round up to whole number]

47
48

B. Maximum Allowable Density Bonus: units (e)
[e = dx 1.5 (Tier 1), 1.6 (Tier 2), 1.7 (Tier 3), or 1.8 (Tier 4); 

in RD Zones d x 1.35 (Tiers 1 and 2), 1.4 (Tier 3) or 1.45 (Tier 4);
round up to whole number]

Proposed Project: Please indicate total number of Units requested as well as breakdown by levels of 
affordability set by each category (HCD or HUD). For information on HCD and HUD levels of affordability please 
contact the Housing and Community Investment Department of Los Angeles (HCIDLA) at (213) 808-8843 or 
hcidla.lacity.org.6

77

C.

Total HCD (State) HUD fTCACi
Market Rate
Managers Unit(s) - Market Rate 
Extremely Low Income 
Very Low Income 
Low Income 
Moderate Income

N/A70 N/A
N/A N/A

7 7

TOTAL # of Units Proposed 
TOTAL # of Affordable Housing Units

77 (f)
(9)7

30Number of Density Increase Units 
Percent Density Increase Requested 
Percent of Affordable Set Aside

(h) [If f>c, then h=f-c; iff<c, then h= 0]
. (i) [i = 100 x (f/d - 1)]
. (i)[ g/( round down to a whole number]9%

Other Notes on Units:

5 Ministerial Projects (aka, "By-Right”) do not require any discretionary Planning approvals.
6 HCD (State) = Published affordability levels per California Department of Housing and Community Development. HUD (TCAC) = Published 
affordability levels per the United States Department of Housing and Urban Development.

CP-4050 [5.15.2018] Transit-Oriented Communities - Referral Form Page 3 of 6



SITE PLAN REVIEW CALCULATION An application for Site Plan Review may be required for projects that meet any 
of the Site Plan Review thresholds as outlined in LAMC Section 16.05.C. unless otherwise exempted per Section 
16.05.D. For Transit Oriented Communities projects involving bonus units, please use the formula provided below to 
determine if the project meets the Site Plan Review threshold for unit count. If project meets the threshold(s) but 
qualifies under the exemption criteria per Section 16.05.D please confirm exemption with Department of City 
Planning’s DSC Housing Unit.

9.

47 units allowed by right (permitted by LAMC) - 9 existing units = 38 units

□ YES, Site Plan Review is required, if proposed by right units minus existing units is equal to or greater than 507 
0 NO, Site Plan Review is not required, if Base Density units minus existing units is less than 50
□ Exempt (please specify):___________________________________________________________

10. INCENTIVES

A. Base Incentives (Please check all that apply)

0 (1) Floor Area Ratio8:
FAR (whichever is greater)

Tier 1 40% or 2.75:1 in commercial zone
Tier 2 45% or 3.25:1 in commercial zone
Tier 3 50% or 3.75:1 in commercial zone
Tier 4 55% or 4.25:1 in commercial zone

RD Zones or Specific Plans/Overlay Districts 
_______  that Regulate FAR___________ 45%, unless Tier 1

If Base FAR <1.25:1 2.75:1
Greater Downtown Housing Incentive Area9 40%

Required (per LAMC) Proposed (per TOC)
3.75 : 1Final Floor Area Ratio10 3:1

0 (2) Parking Reductions Allowed
Minimum Parking Requirements

Ground Floor CommercialResidential
10% ReductionTier 1 0.5 spaces per bedroom
20% ReductionTier 2 1 space per unit
30% ReductionTier 3 0.5 space per unit
40% ReductionTier 4 No parking requirements

100% Affordable Housing No parking requirements

92Total number of bedrooms 
Total number of residential units 
Non-residential Parking per code

77
H

Required (per LAMC) Proposed (per TOC)
Final Residential Parking 
Final Non-Residential Parking

47123
U£

Other Parking Notes:.

7 Site Plan Review may also be required if other characteristics of the project exceeds the thresholds listed in Sec. 16.05 of the LAMC.
8 Refer to TOC Guidelines Section Vl.I.b. for exceptions
9 Calculated per LAMC 12.22 A.29(c)(1)

Refer to TOC Guidelines Section Vl.I.b. for exceptions10

Page 4 of 6CP-4050 [5.15.2018] Transit-Oriented Communities - Referral Form



B. Qualification for Additional Incentives: (Please check only one)
Minimum Required Restricted Affordable Housing Units, calculated as a percentage of the base density allowed on 

the date of the application.

% Extremely Low IncomeIncentives % Very Low Income % Low Income
□ 4%One □ 5% □ 10%
□ 7%Two □ 10% □ 20%
□ 11%Three □ 15% □ 30%

C. Additional Incentives (Please check selected incentives as qualified according to Section 9B)

Required fper LAMC)
EJ (1) Yard/Setback (each yard counts as 1 incentive in Tiers 1 and 2; two yards count as 1 in Tiers 3 and 4) 

RAS 3 Yards (only for commercial zones - please specify numbers below, but only check this box) 
Front 
Rear 
Side (1)
Side (2)

Proposed (per TOC)

n
15ftEJ 5 ft

□
n
□

Side and Rear Yards
Tier 1 25%
Tier 2 30%
Tier 3 30% or depth of two yards
Tier 4 35% or depth of two yards

When Abutting R1 or More Restrictive Zones No Reductions Allowed

□ (2) Lot Coverage
□ (3) Lot Width ~
0 (4) Height/# of Stories 30 ft / 3 stories 41 ft / 4 stories

Height
Tier 1 11 feet for one story
Tier 2 11 feet for one story
Tier 3 22 feet for two stories
Tier 4 33 feet for three stories

Second and third additional stories must be 
stepped-back at least 15 feet from any frontageLots with Height Limits of 45 feet or less

Transitional Height (check one): □ Per LAMC □ Per TOC Guidelines11 □ Not Applicable

□ (5) Open Space ___________________
□ (6) Density Calculation ___________________
□ (7) Averaging (all count as 1 incentive - mark as many as needed)

FAR 
Density 
Parking 
Open Space 
Vehicular Access

□ (8) Public Facility Zone

TOTAL # of Additional Incentives Requested: _2

□
□
□
□
□

Other Incentive Notes:

11 Please provide elevations that show the 45 degree angle as allowed by the TOC guidelines to determine the allowed height.

CP-4050 [5.15.2018] Transit-Oriented Communities - Referral Form Page 5 of 6



11. COVENANT:
All Transit Oriented Communities projects are required to prepare and record an Affordability Covenant to the 
satisfaction of the Los Angeles Housing and Community Investment Department’s Occupancy Monitoring Unit before 
a building permit can be issued. Please contact the Housing and Community Investment Department of Los Angeles 
(HCIDLA) at (213) 808-8843 or hcidla.lacity.org

12. REPLACEMENT UNITS:
AB 2222, as amended by AB 2556, requires that density bonus eligible projects replace any pre-existing affordable 
housing units on the project site. Replacement units include the following: (Answer the following with “yes" if any of 
these items apply to what is currently existing on the site or “no” if they do not. Write in N/A if the item is not 
applicable to your project)
A. Units subject to a recorded covenant, ordinance, or law that restricts rents to levels affordable to persons and 

families of lower or very low income?
B. Units occupied by lower or very low income households below 80% AMI per California Department of Housing 

and Community Development Department levels not already listed above?
C. Units subject to the Rent Stabilization Ordinance not already listed above?
D. Units that have been vacated or demolished in the last 5 years?
E. Per AB 2556, are the number of replacement units and number of bedrooms equivalent to that being demolished 

(as shown on Existing Development Table on page 2 above)? YES

YES

NO
NO

YES

Disclaimer: This review is based on the information and plans provided by the applicant at the time of submittal of this 
form. Applicants are advised to verify any zoning issues such as height, parking, setback, and any other applicable zoning 
requirements with Building and Safety.

CP-4050 [5.15.2018] Transit-Oriented Communities - Referral Form Page 6 of 6
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f Los Angeles

HOUSING + COMMUNITY
Investment Department

Eric Garcetti, Mayor 
Rushmore D. Cervantes, General Manager

DATE: June 11,2019

TO: Venice Wave LP, a California limited partnership, Tropic Star Corporation, a California 
corporation, & 1600 Venice LLC, a California limited liability company, Owners

Marites Cunanan, Senior Management Analyst I C
Los Angeles Housing and Community Investment Department

FROM:

SUBJECT: AB 2556 (TOC) Determination for
1600-1610 E. Venice Blvd., Los Angeles, CA 90291

Based on the Affordable Unit Determination Application submitted by Don Tolentino on behalf of Venice Wave 
LP, a California limited partnership, Tropic Star Corporation, a California corporation, & 1600 Venice LLC, a 
California limited liability company (Owners), the Los Angeles Housing + Community Investment Department 
(HCIDLA) has determined that nine (9) units (as detailed below) are subject to replacement under AB 2556 
(formerly AB 2222).

Information about the existing property for the five years prior to the date of the application is required in order to 
make a determination. HCIDLA received the Affordable Unit Determination Application on or about May 6, 
2019, so HCIDLA must collect data from May 2014 to May 2019.

Venice Wave LP, a California limited partnership & 1600 Venice LLC, a California limited liability company 
(Owner) acquired the property commonly known as:
1600 E Venice Blvd. under APN # 4236-006-013, Lot 1 on April 26, 2019 per Grant Deed.
1604 E Venice Blvd. under APN # 4236-006-014, Lot 2 on April 26, 2019 per Grant Deed.
1610 E Venice Blvd. under APN # 4236-006-015, Lot 3 on March 7, 2019 per Grant Deed.

Per Google Earth images, Department of City Planning (ZIMAS), County Assessor Parcel Information 
(LUPAMS), First American Datatree database, Billing Information Management System (BIMS) database, Code, 
Compliance and Rent Information System (CRIS) database, Internet Search, and the Rent Stabilization Ordinance 
(RSO) Unit, the property commonly known as 1600 E. Venice Blvd has a use code of “0300-Three Units”.

Per Google Earth images, Department of City Planning (ZIMAS), County Assessor Parcel Information 
(LUPAMS), First American Datatree database, Billing Information Management System (BIMS) database, Code, 
Compliance and Rent Information System (CRIS) database, Internet Search, and the Rent Stabilization Ordinance 
(RSO) Unit, the property commonly known as 1604 E. Venice Blvd has a use code of “0400-Four Units”.

Per Google Earth images, Department of City Planning (ZIMAS), County Assessor Parcel Information 
(LUPAMS), First American Datatree database, Billing Information Management System (BIMS) database, Code, 
Compliance and Rent Information System (CRIS) database, Internet Search, and the Rent Stabilization Ordinance 
(RSO) Unit, the property commonly known as 1610 E. Venice Blvd has a use code of “0200-Two Units”.

The Los Angeles Department of Building and Safety database indicates that the Owner has applied for 
Demolition Permit #19019-30000-01159, #19019-30000-01157, #19019-30000-01329, and #19019-30000- 
01327, issued April 29, 2019 for the project. The Los Angeles Department of Building and Safety database 
indicates that the Owner has not applied for a Building Permit for the project.

AB 2556 Determination Memo HIMS# 19-126193



1600-1610 E. Venice Blvd. - AB 2556 Determination Memo
Page 2

Per the Affordable Unit Determination Application received by HCIDLA on or about May 6, 2019, the Owner 
plans to construct a seventy-seven (77) unit residential building, pursuant to Transit Oriented Communities (TOC) 
guidelines.

BEDROOM TYPEADDRESS

One bedroom1600 E. Venice Blvd Unit #1
1600 E. Venice Blvd Unit #2 Two bedroom

Two bedroom1600 E. Venice Blvd Unit #3
1604 E. Venice Blvd Unit #1 One bedroom
1604 E. Venice Blvd Unit #2 One bedroom

One bedroom1604 E. Venice Blvd Unit #3
One bedroom1604 E. Venice Blvd Unit #4
Two bedroom1610 E. Venice Blvd Unit#l

Studio1610 E. Venice Blvd Unit#2

No income documents were provided for these unit(s). Pursuant to AB 2556, where incomes of existing or 
former tenants are unknown, the required percentage of affordability is determined by the percentage of extremely 
low, very low, and low income rents in the jurisdiction as shown in the HUD Comprehensive Housing 
Affordability Strategy (CHAS) database. At present, the CHAS database shows 31% Extremely Low (Below 31% 
Area Median Income [AMI]), 19% Very Low ([31% to 50% AMI]), and 18% Low ([51% to 80% AMI]) renter 
households for Los Angeles (for a total of 68%). The balance of these unit(s) (i.e. 32%) are presumed to have 
been occupied by persons and families above-lower income.

Number of Existing RSO Units within five (5) years of Owner’s application = 9 
Number of Affordable Replacement Units required per CHAS: 7 (see table)

7 Units9 Units x 68%
3 Units31% Extremely Low
2 Units19% Very Low
2 Units18% Low
2 UnitMarket Rate RSO units

Number of Unit(s) presumed to be above-lower income subject to replacement = 2

For Rental:

Pursuant to CHAS, seven (7) unit(s) need to be replaced with equivalent type, with three (3) units restricted to 
Extremely Low Income Households, two (2) units restricted to Very Low Income Households, and two (2) units 
to Low Income Households. For the two (2) remaining units presumed to have been occupied by an above-lower 
income person or household, as permitted by California Government Code §65915(c)(3)(C)(ii), the City has opted 
to require that those unit(s) be replaced in compliance with the City’s Rent Stabilization Ordinance (RSO).

Please note that all the new units may be subject to RSO requirements unless an RSO Exemption is filed and 
approved by the RSO Section. This determination is provisional and subject to verification by the RSO Section.

This AB 2556 determination only applies if the proposed project is a rental TOC project and NOT condominiums. 
In the event the project changes to condominiums, the owner needs to request an AB 2556 amendment to reflect

AB 2556 Determination Memo HIMS# 19-126193
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100% replacement of the units. In addition, if the project is changed from TOC to Density Bonus or vice-versa, an 
AB 2556 amendment will also be required.

If you have any questions about this Determination, please contact Edmund Wong of the Los Angeles Housing 
Community and Investment Department at (213) 808-8441, or edmund.wong@lacity.org.

Ill

* * WARNING* *
LOT TIES AND EXISTING PRE-1978 SINGLE FAMILY DWELLING ON ONE LOT

Is a LOT TIE required for the NEW project?ISSUE:
Owner’s existing Rent Stablization (RSO) replacement obligation, if any, remains the SAME as 
above.

IF NO:

Owner’s existing RSO replacement obligation, if any, will INCREASE by one and the new project 
will also be subject to the RSO, unless the existing single family dwelling is demolished before the 
lots are tied.

IF YES:

Los Angeles Housing and Community Investment Department File
Venice Wave LP, a California limited partnership, Tropic Star Corporation, a California corporation, & 
1600 Venice LLC, a California limited liability company, Owner 
Ulises Gonzalez, Case Management Section, City Planning Department

cc:

MACrew

AB 2556 Determination Memo HIMS# 19-126193

mailto:edmund.wong@lacity.org




CITY OF LOS ANGELESDa FORM GEN. 160A (Rev. 1/82)

INTER-DEPARTMENTAL CORRESPONDENCE

1600 E. Venice Boulevard 
DOT Case No. CTC19-108368

February 4, 2020Date:

Luciralia Ibarra, Senior City Planner 
Department of City Planning x-)

To:

Hamed Sarraoghdar, Transportation Engineer 
Department of Transportation

From:

Subject: TRAFFIC ASSESSMENT FOR THE PROPOSED RESIDENTIAL PROJECT TO BE LOCATED AT 
1600 EAST VENICE BOULEVARD

Pursuant to the Coastal Transportation Corridor Specific Plan (CTCSP) Ordinance No. 168,999, the 
Department of Transportation (DOT) has completed its review of the traffic impact analysis prepared by 
Overland Traffic Consultants, Inc. received on September 16, 2019 for the proposed residential project 
to be located at 1600 East Venice Boulevard. Based on DOT'S traffic impact criteria, the study included 
the detailed analysis of two signalized intersections. After a review of the pertinent data, DOT has 
determined that the analysis conducted adequately describes the project-related impact of the 
proposed development.

PROJECT DESCRIPTION
The project proposes to construct a four story apartment building on a 17,891 square feet lot located at 
1600 East Venice Boulevard. The residential development will consist of 77 apartment units of which 
seven (7) units will be designated as affordable units. The existing site consists of seven apartment units 
and two single family homes which will be demolished for the new development. The project is to 
provide a total of 47 parking spaces and 82 bicycle parking spaces. Vehicular access will be provided via 
a single driveway from the alley south of Venice Boulevard. The project is expected to be completed by 
2021.

DISCUSSION AND FINDINGS

Trip Generation
The project is estimated to generate a net increase of 341 daily trips, a net increase of 25 a.m. peak hour 
trips and, a net increase of 27 p.m. peak hour trips. The trip generation estimates are based on the trip 
rate requirements of the Coastal Transportation Corridor Specific Plan (CTCSP), and the rates published 
by the Institute of Transportation Engineers (ITE) Trip Generation, 10th Edition, 2017. A copy of the 
report trip generation table (Table 2) can be found in Attachment "A".

Traffic Impact
Traffic impact analysis was conducted at three intersections surrounding the proposed project site. 
Based on DOT'S traffic impact criteria1, the proposed development will not create a significant traffic 
impact at any of the signalized intersections as shown in the report's summary of volume-to-capacity 
(V/C) ratios and levels of service (LOS) table (Tables 5 and 6). A copy of the LOS summary tables are 
provided as Attachment "B" to this report.

1 Per LADOT Traffic Study Policies and Procedures, a significant impact is identified as an increase in the Critical Movement 
Analysis (CMA) value, due to project related traffic, of 0.010 or more when the final ("with project") Level of Service (LOS) is LOS 
E or F; an increase of 0.020 or more when the final LOS is LOS D; or an increase of 0.040 or more when the final LOS is LOS C.
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Congestion Management Program (CMP)
In accordance with the state-mandated Congestion Management Program (CMP), an increase in the 
freeway volume by 150 vehicles per hour during the a.m. or p.m. peak hours in any direction requires 
further analysis. A substantial change in freeway segments is defined as an increase or decrease of 2% 
in the demand capacity ratio when at LOS F. For purposes of CMP intersections, an increase of 50 
vehicles or more during the a.m. or p.m. peak hour requires further analysis. Since the total number of 
trips during the a.m. or p.m. peak is less than 50, no further analysis is needed.

PROJECT REQUIREMENTS

Application Fee
Pursuant to Section 5.C.2.(b) of the CTCSP, the applicant is responsible for remitting payment to 
all applicable application / traffic study review fees as required. Applicant has submitted all 
appropriate application fees including the expedited traffic study review fee which was 
submitted on August 7, 2019.

A.

Covenant and Agreement
Pursuant to Section 5.B of the CTCSP, the owner(s) of the property must sign and record a 
Covenant and Agreement prior to issuance of any building permit, acknowledging the contents 
and limitations of the Specific Plan is a form designed to run with the land.

B.

Highway Dedication And Street Widening Requirements
Pursuant to Section 5.E of the CTCSP, and in order to mitigate potential access and circulation 
impacts, the applicant may be required to make highway dedications and improvements. The 
applicant shall consult the Bureau of Engineering (BOE) for any highway dedication or street 
widening requirements. These requirements must be guaranteed before the issuance of any 
building permit through the B-permit process of the BOE. They must be constructed and 
completed prior to the issuance of any certificate of occupancy to the satisfaction of DOT and 
BOE.

C.

Pedestrian Connectivity
The applicant shall consult with the City's Planning Department for any additional requirements 
pertaining to pedestrian walkability and connectivity, as described in the Walkability Checklist.

D.

Construction Impacts
DOT recommends that a construction work site traffic control plan be submitted to DOT for 
review and approval prior to the start of any construction work. The plan should show the 
location of any roadway or sidewalk closures, traffic detours, haul routes, hours of operation, 
protective devices, warning signs and access to abutting properties. DOT also recommends that 
all construction related traffic be restricted to off-peak hours.

E.

Site Access and Internal Circulation
The proposed site plan is acceptable to DOT; however, review of the study does not constitute 
approval of the driveway dimensions and internal circulation schemes. Those require separate 
review and approval and should be coordinated with DOT'S West LA/Coastal Development 
Review Section (7166 W Manchester Ave, @ 213-485-1062). In order to minimize potential 
building design changes, the applicant should contact DOT for driveway width and internal 
circulation requirements so that such traffic flow considerations are designed and incorporated 
early into the building and parking layout plans. All new driveways should be Case 2 driveways

F.
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and any security gates should be a minimum 20 feet from the property line. All truck loading 
and unloading should take place on site with no vehicles backing into the project from public 
streets via any of the project driveways.

Development Review Fees
An ordinance adding Section 19.15 to the Los Angeles Municipal Code relative to application 
fees paid to DOT for permit issuance activities was adopted by the Los Angeles City Council in 
2009 and updated in 2014. This ordinance identifies specific fees for traffic study review, 
condition clearance, and permit issuance. The applicant shall comply with any applicable fees 
per this ordinance.

G.

DOT ASSESSMENT APPEAL PROCESS
Pursuant to Section 9.A of the CTCSP, an applicant or any other interested person adversely affected by 
the proposed project who disputes any determination made by DOT pursuant to this Ordinance may 
appeal to the General Manager of DOT. This appeal must be filed within a 15 day period following the 
applicant's receipt date of this letter of determination. The appeal shall set forth specifically the basis of 
the appeal and the reasons why the determination should be reversed or modified.

If you have any questions, please contact Pedro Ayala, of my staff, at (213) 485-1062.

HS:pa

Attachments

Jason Douglas, Krista Kline, Council District No. 11
Rudy Guevara, DOT
Mike Patonai, Kevin Azarmahan, BOE
Jerry Overland, Overland Traffic Consultants, Inc

c:
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Overland Traffic Consultants, Inc.

Project Traffle Generation

Traffic - generating characteristics have been studied by the Institute of Transportation 

Engineers (ITE) and LADOT. The project trip rates used in this assessment are shown in 

Table 1 (data on traffic rates see Attachment E).

Table 1
Project Trip Generation Rates

ITE Daily 
Code T raffle Total In Out

AM Peak Hour PM Peak Hour
Description Total In Out
Single-Family
Multifamily Housing Low-Rise 
Multifamily Housing Mid-Rise 
Affordable Housing_________

210 9.44 0.74 25% 75%
220 7.32 0.46 23% 77%
221 5.44 0.36 26% 74%

LADOT 4.08 0.50 40% 60%

0.99 63% 37%
0.56 63% 37%
0.44 61% 39%
0.34 55% 45%

Using these rates, the net project traffic added is estimated at 341 daily trips with 25 

morning peak hour and 27 additional afternoon peak hour trips. Table 2 contains the 

traffic generation estimates for the project.

Table 2
Project Trip Generation

Daily
Traffic

AM Peak Hour PM Peak Hour
Size Total In Out Total In OutDescription

Proposed Project

70 units 
7 units

25 6Apartment (ite 221) 
Affordable

381 19 31 19 12
29 4 2 2 2 1 1

Subtotal Proposed 410 29 8 21 33 20 13

Existing to be Removed 
Apartment (ite 220) 
Single-Family (ite 210)

7 units 
2 units

3 1 251 4 3 1
1 119 0 2 1 1

Subtotal Existing 69 4 1 3 6 24

Total (Proposed - Existing) 341 25 7 18 27 16 11
CDQ£>
rc

Q_

A Traffic Engineering and Transportation Planning Consulting Services Commnv
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Overland Traffic Consultants, Inc.

By applying the CMA procedures, the V/C ratios and the corresponding LOS for “existing 
+ project” traffic conditions were determined for each intersection. The V/C intersection 
ratios and the corresponding LOS values for the “Existing + Project Traffic Impact 
Analysis” are summarized in Table 5.

Table 5
Existing + Project Traffic Conditions

Peak 
Hour

Existing With Project 
CMA LOS CMA LOS Impact

Existing
No. Intersection

Venice Bl. & 
Walgrove Av.
Venice Bl. & 
Lincoln Bl.

AM 0.793 C 0.802 D +0.009
PM 0.709 C 0.718 C +0.009
AM 1.016 F 1.019 F +0.003
PM 0.913 E 0.916 E +0.003

1.

2.

As shown in the table above, the change in traffic flow generated by the proposed project 
would not exceed the City of Los Angeles LOS significant traffic impact thresholds.

Analysis of Future Traffic Conditions
Future 2021 traffic volume projections have been developed to analyze the traffic 
conditions after completion of other planned land developments including the proposed 
project. The following steps have been taken to develop the future cumulative traffic 
volume estimates with the results illustrated in Figure 6:

Existing traffic + ambient traffic growth (1% per year)
Traffic in (a) + related project traffic (without project scenario);
Traffic in (b) with the proposed project traffic (with project scenario);
Traffic in (c) + any proposed traffic mitigation, if necessary.

(a)
(b)
(c)

(d)

CTi
QJ
CUD
ru
Q-
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CTC 19-108368, 1600 E. Venice Bl. Attachment "B" 2 of 2

Overland Traffic Consultants, Inc.

The future analysis includes five (5) other development projects located within the study 

area that are either under construction or planned. As part of this analysis, the related 

project information was obtained from the City of Los Angeles Department of 

Transportation and on - line research. The locations of the related projects are shown in 

and described in Attachment F,

Table 6
Future Traffic Conditions

Peak Future Without
Hour CMA LOS

Future With Project 
CMA LOS Impact

0.834 D +0.008
0.745 C +0.009

1.068 F +0.002
0.956 E +0.004

No. Intersection

Venice Bl. & 
Walgrove Av.

Venice Bl. & 
Lincoln Bl.

1. AM 0.826 D
PM 0.736 C

2. AM 1.066 F
PM 0.952 E

As shown in the table above, the change in traffic flow generated by the proposed project 

would not exceed the City of Los Angeles LOS significant traffic impact thresholds. CMA 

worksheets are provided in Attachment G.

Summary

The proposed project will not create any significant traffic impacts and, therefore no traffic 

mitigation measures are necessary.

Call me if you have questions.
Sincerely,

Jerry T. Overland

Attachments

r\l
CD
OJDTO
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Connect
A Create
V Collaborate Juliet Oh <juliet.oh@lacity.org>

1600-1614 East Venice Boulevard, Case: DIR-2019-4920-TOC, ENV-2019-4921-CE 
PAR 2019-3781

Ira Koslow <president@venicenc.org>
To: Jeff Khau <jeff.khau@lacity.org>, Jason Douglas <jason.p.douglas@lacity.org>
Cc: Councilmember Bonin <Councilmember.Bonin@lacity.org>, Len Nguyen <len.nguyen@lacity.org>, Nisa Kove 
<nisa.kove@lacity.org>, Juliet Oh <juliet.oh@lacity.org>, Sierra Riego <sierra.riego@ladty.org>, vince.bertoni@lacity.org, 
venicenc@empowerla.org, Mikecohanzad@gmail.com, LUPC <lupc@venicenc.org>

Fri, Aug 21,2020 at 12:53 PM

Project Description:
• TOC TIER 2 PROJECT FOR THE CONSTRUCTION OF A NEW 77 UNIT APT. BUILDING 
REQUESTING 2 ADDITIONAL INCENTIVES FOR AN INCREASE IN HEIGHT AND A FRONT 
YARD SETBACK REDUCTION.

• PROPOSED TOC TIER 2 PROJECT FOR THE CONSTRUCTION OF A NEW 77 UNIT 
APARTMENT BUILDING REQUESTING TWO (2) ADDITIONAL INCENTIVES FOR AN 11-FOOT 
INCREASE IN HEIGHT AND A FRONT YARD SETBACK REDUCTION TO ALLOW 5 FEET IN 
LIEU OF THE REQUIRED 15 FEET.

Dear Jeffrey Khau and Jason Douglas:

Please be advised that at a regular public meeting of the Venice Neighborhood Council (VNC) 
Board of Officers held on July 21,2020 the following Land Use Planning Committee (LUPC) 
Consent Calendar denial motion was unanimously approved.

MOTION:
The VNC recommends denial of the project as presented unless the developer incorporates 
the following changes:
1. No variance on front yard setback. It must be maintained at 15 ft.
2. Parking units must be increased at a 1:1 stall per unit
3. No roof deck and the developer must work to provide alternate green space.
4.Increase the number of affordable units and provide full replacement of the 9 demolished 
units and replacement of affordable bedrooms at a 1:1 ratio
5. Require a covenant prohibiting short term rentals in the building

A fully executed copy of the denial motion is attached.

Respectfully submitted,

Ira Koslow 
President
Venice Neighborhood Council

Ira Koslow 
President
Venice Neighborhood Council 
www.venicenc.org

mailto:juliet.oh@lacity.org
mailto:president@venicenc.org
mailto:jeff.khau@lacity.org
mailto:jason.p.douglas@lacity.org
mailto:Councilmember.Bonin@lacity.org
mailto:len.nguyen@lacity.org
mailto:nisa.kove@lacity.org
mailto:juliet.oh@lacity.org
mailto:sierra.riego@ladty.org
mailto:vince.bertoni@lacity.org
mailto:venicenc@empowerla.org
mailto:Mikecohanzad@gmail.com
mailto:lupc@venicenc.org
http://www.venicenc.org/


INADEQUATE
PARKING

DEVELOPER SOLUTION

I

L
L'■ >
hf, .!■

LO

COMMUNITY FRIENDLY SOLUTION

li
L

PROPOSED BUILDING

i

!U—i i

il:
L"Ti

I

allowable
BUILDING MASS 

BY ZONING

i

1" ^?L £ %

:
:: ri

15-FOOT 
SETBACK 
REQUIRED 
BY ZONING

ADEQUATE

PARKING

Item 10A: VOTE NO on 1600-1614 East Venice

Jed Pauker <jed@jed.net>
To: Board of Officers <board@venicenc.org>

Tue, Jul 21,2020 at 5:03 PM

Dear VNC Board members,

Our pandemic appears to have triggered something of a development splurge.

Please reject this project as proposed. How much will rent cost? Too much. How much parking will there be? Too little 
(and "bicycle parking" is an unmanageable distraction from today's reality). Even LUPC had trouble approving this 
detrimentality. You rightly have a smidgen more latitude in the matter. I urge you to use it

Will the former residents be returned at their prior rent? No. The only condition today under which such a project might 
be reasonable is that 90% of units are a combination of low- and very-low income affordable rather than the token 
minimum 9% affordable listed. Only then should the developer dare to request an entitlement.

It's easy to get lost in the details of any project. Were LUPC still providing written meeting transcriptions for you to review, 
we could all readily review and easily digest human observations and considerations on projects like this. As things 
stand, perhaps this image, from a current petition, may help:

Have you had a chance to review the appeal? The bottom line is that this is another project demanding that your 
attention be closely focused on the needs of the community - in this case, East Venetians and fellow Angelenos at large - 
over those of simple commerce, which has only one setting: "Grow." Your job is not to say "How much?" Your job is to 
be the guardrail.

Please DENY this project as presented.

Thank you,

Jed Pauker

2017 - date: Founding Board Member, Venice Resistance; Member, Indivisible CA-33 and more

https://mail.google.com/mail/u/0?ik=0d31b038fe&view=pt&search=all&permmsgid=msg-f%3A1672873212578173332&simpl=msg-f%3A16728732125... 1/2
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2016: Member, VNC Board Public Safety Committee
2014-2016: VNC Communications Officer/Chair, Communications Ad Hoc Committee
2010-2012: VNC Board Community Officer
2010: Co-Chair, VNC Board Food Truck Task Force
2008: Chair, VNC Board Fence and Hedges Ad Hoc Committee
2007-2008: LUPC Fences and Hedges Task Force
2007 - 2017: Member, VNC Outreach Committee
2006 - 2010: VNC Land Use and Planning Committee

https://mail.google.com/mail/u/0?ik=0d31b038fe&view=pt&search=all&permmsgid=msg-f%3A1672873212578173332&simpl=msg-f%3A16728732125... 2/2
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INITIAL
SUBMISSIONS

The following submissions by the public are in compliance with the Commission Rules 
and Operating Procedures (ROPs), Rule 4.3a. The Commission’s ROPs can be 
accessed at http://planning.lacity.org, by selecting "Commissions, Boards & 
Hearings” and selecting the specific Commission.

The following submissions are not integrated or addressed in the Staff Report but have 
been distributed to the Commission.

Material which does not comply with the submission rules is not distributed to the 
Commission.

ENABLE BOOKMARKS ONLINE:

AIf you are using Explorer, you will need to enable the Acrobat toolbar 
the bookmarks on the left side of the screen.
** to see

If you are using Chrome, the bookmarks are on the upper right-side of the screen. If you 
do not want to use the bookmarks, simply scroll through the file.

If you have any questions, please contact the Commission Office at (213) 978-1300.

http://planning.lacity.org
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Connect
A Create
V Collaborate Planning CPC <cpc@lacity.org>

Please uphold the appeal of 1600 Venice Blvd. CASE No. DIR-2019-4920-TOC-1A

David Moriarty <davidjmoriarty@gmail.com>
To: Esther.Serrato@lacity.org, cpc@lacity.org 
Cc: councilmember.bonin@lacity.org, jason.p.douglas@lacity.org, Chair-LUPC@venicenc.org, evna.venice@gmail.com

Thu, Dec 3, 2020 at 8:08 PM

CASE NO. DIR-2019-4920-TOC-1A.

Dear Honorable Planning Commissioners:

THANK YOU for hearing this appeal. I want you to know that I STRONGLY support a denial of the project at 
1600-1614 East Venice Boulevard (CASE NO. DIR-2019-4920-TOC-1A), I believe the project’s major flaws will 
have a terrible and lasting impact on our Venice neighborhood. I live directly across the street and have so for 17 
years.
I have watched our community grow exponentially. Developers need to be compliant with the communities as a 
whole moving forward because Venice isn't getting any smaller as far as population.

Backwards thinking. All other apartment residences, except one, along Venice Blvd. between Lincoln and 
Walgrove have at least a 15-foot wide front yard, as required by code. The proposed, 41-foot tall building is the 
only one that crowds the sidewalk, other than the adjacent apartment building, which was built in 1928.

This project undermines City plans to improve the quality and livability of our neighborhood. City 
Planning’s decision to allow the developer to shrink the front yard from 15-feet to 5- feet wide, removes 
approximately 1,200 square feet of front yard area. This decision directly conflicts with:

• Mayor Garcetti’s Green Streets Initiative to “activate public spaces” and “enhance Neighborhood 
Character”

Mike Bonin’s Westside Mobility Plan - Livable Boulevards Streetscape Plan identifies Venice Blvd. as 
one of the four Westside corridors slated for beautification and improvement. It promises to help “fund 
efforts to green, beautify, and make major corridors safer and more inviting for pedestrians”.

• This project provides ZERO NEW AFFORDABLE HOUSING. The developer demolished 9 rent- 
stabilized (RSO) units; the approved building has 7 Affordable + 2 RSO. The City’s rationale for giving 
Transit Oriented Community (TOC) incentives (setbacks, height, parking, etc.) is to provide affordable 
housing near transit. The project replaces what was lost, but adds no additional units for Venice.

Three apartments (unit # 320, #PH3 and #Ph15) in the developer’s plans (Exhibit A in the Determination Letter) 
have living rooms with no windows to the exterior, only to interior hallways. The same units are called out as 
1-bedroom, their sizes are 280-309-315 square feet. Please condition the project to make sure any units used to 
satisfy the affordability requirements have exterior windows in living rooms as well as bedrooms. The 3 units 
identified above, shall not be the one selected to house the low-income eligible households.

And please condition the project to be sure the total number of rooms in the affordable units at least matches the 
number of rooms in the demolished units they’re replacing.

Only 43 PARKING STALLS for 77 units? The spill-over onto street parking will be substantial! With limited 
available street parking in the neighborhood, due to various restrictions and the lack of on-site parking for some 
of the older apartment buildings in the immediate area, the project pits neighbor against neighbor for street 
parking.

https://mail.google.com/mail/b/ALGkd0zyVLJwtee44VXDr0V3kjtE4NN13Q31GGlZEH7JpjJjZpvs/u/0?ik=7b97dca4cd&view=pt&search=all&permmsgid... 1/2
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Thank you for your time and attention on this appeal. 
David J. Moriarty Venice Blvd. Resident

https://mail.google.com/mail/b/ALGkd0zyVLJwtee44VXDr0V3kjtE4NN13Q31GGlZEH7JpjJjZpvs/u/0?ik=7b97dca4cd&view=pt&search=all&permmsgid... 2/2
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EAST VENICE
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NEIGHBORHOOD ASSOCIATION
Serious Concerns about Appeal Process for Case No. DIR-2019-4920-TOC-1A

November 3, 2020

City Planning CommissionersBOARD MEMBERS

Lawrence Szabo

Los Angeles

200 N. Spring Street, Room 720 

Los Angeles, CA 90012

Kate Scanlon-Double

David Ewing

Paola Pini

William Wood

RE: Serious Concerns about Appeal Process for Case No. DIR-2019-4920- 

TOC-1A

Dear City Planning Commissioners,

The East Venice Neighborhood Association was surprised and troubled by 
the list of appellants that you named in this case on your “Notice of Public 
Hearing.”

When we inquired on behalf of Venice neighbors about the proposed project 
at 1600-1614 Venice Bld. and appeal procedures, we were assured by Jason 
Chan at iason.chan@lacitv.org that because the 12 neighbors were choosing 
to use the same appeal justification that they could all file in one appeal.

When the “Notice of Public Hearing” arrived and we found only one neighbor 
Mickey Ramos listed as Appellant One, we asked City Planning Associate 
Esther Serrato, to explain why the other 11 were left off the notice. She 
informed us that they each had needed to appeal the case separately. This is 
not what we were told by Jason Chan.

The effect of this misleading information reduces the amount of time provided 
the 11 residents to respond during the hearing to the timed status of public 
comment rather than appellants. Please look into this and provide the 
neighbors with their intended status and privileged time to present their 
objections to the case at the hearing this Thursday, Nov. 5. Their 
identification of eligibility was left out of the case Staff Report though it was 
filed with the appeal on May 5, 2020. It is attached here.

We want a successful project. Our community is growing, and we need more 
affordable housing. That’s a fact! The community will support a project that 
benefits both existing and future residents and improves the quality of the 
neighborhood as a whole.

EVNA - 2020.11.03
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NEIGHBORHOOD ASSOCIATION
Serious Concerns about Appeal Process for Case No. DIR-2019-4920-TOC-1A

As you know, the appeal applications and justifications are provided in Exhibit 
A of the Staff Report linked
here: https://planning.lacity.org/odocument/740f4287-e752-46c3-b647- 
791a78a8f163/D IR-2019-4920. pdf..

We hope you will respond and support this request. For your information a list 
of our objections to the project are below.

Sincerely,

Lawrence Szabo
President, East Venice Neighborhood Association 
EVNA.Venice @gmail.com

cc.: Councilmember Mike Bonin (councilmember.bonin@lacitv.org); Jason Douglas 
(iason.p.douglas@lacitv.org): Nisa Kove (nisakove@lacity.org) Ira Koslow 
(president@venicenc.org); Alix Gucovsky (chair-lupc@venicenc.org)

Objections to the planned project at 1600-1614 Venice Blvd.

1. The developer bypassed community engagement, declining multiple offers 
from the Venice Neighborhood Council (VNC) to present the proposed project to the 
community. Only after LA City Planning approved the project did they present to the 
VNC Land Use and Planning Committee.
2. The City is not protecting the neighboring residents from unscrupulous 
demolition and construction practices; it is also not upgrading the over-taxed and 
deteriorating infrastructure to handle new demand.
3. This project provides ZERO NEW AFFORDABLE HOUSING. The developer 
demolished 9 rent-stabilized (RSO) units; the approved building has 7 Affordable + 2 
RSO. The City’s rationale for giving Transit Oriented Community (TOC) incentives 
(setbacks, height, parking, etc.) is to provide affordable housing near transit. The 
project replaces what was lost, but adds no additional units for Venice.
4. We’re building our way into a deeper problem, not out of it. The building is 90 
% market-rate, replacing three buildings that were 100% rent stabilized, at a time 
when half of LA renters are rent-burdened and about a third are severely rent- 
burdened.
5. Families are underserved - only 8 units out of 77 are 2-bedroom. The rest are 1- 
bedroom or studios.
6. The developer is not transparent. The City must hold the developer accountable 
to provide the same amount of bedrooms in the affordable and 2 RSO units as there 
were in the original buildings: 12 bedrooms.

EVNA - 2020.11.03
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7. The project pits neighbor against neighbor for street parking. Only 43 parking 
stalls for 77 units. The spill-over onto street parking will be substantial!

8. Exceeds the zoning height by 11 feet.
9. This project undermines City plans to improve the quality and livability of 
our neighborhood. City Planning’s decision to allow the developer to shrink the front 
yard from 15-feet to 5- feet wide disappears approximately 1,200 square feet of front 
yard area. This decision directly conflicts with:

• Mayor Garcetti’s Green Streets Initiative to “activate public spaces” and 
“enhance Neighborhood Character”

• Mike Bonin’s Westside Mobility Plan - Livable Boulevards Streetscape Plan 
identifies Venice Blvd. as one of the four Westside corridors slated for 
beautification and improvement. It promises to help “fund efforts to green, 
beautify, and make major corridors safer and more inviting for pedestrians”.

10. Backwards planning. All the other residences, except one built in 1928, along 
Venice Blvd. between Lincoln and Walgrove have at least a 15-foot wide front yard. 
The proposed, 41-foot tall building is the only one that crowds the sidewalk.
11. The building’s exterior on Venice and Glencoe is carelessly thought out:

• The combination of the proposed 42-inch tall planters at ground level and the 
protruding second floor balconies, create the visual equivalent of a 13-foot tall 
wall along the sidewalk.

• This 121-foot long building up against the sidewalk creates an 
oppressing experience for pedestrians, the opposite of “inviting”. This is 
not in alignment with Mike Bonin’s Westside Mobility Plan.

• For security reasons, ground floor tenants will likely erect barriers in 
front of their patios, further reducing the distance between sidewalk and 
private space to 2.5 feet.

EVNA - 2020.11.03
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Please uphold the appeal of 1600 Venice Blvd. CASE No. DIR-2019-4920-TOC-1A

Michael Gantz <gantz_mike@yahoo.com>
To: "Esther.Serrato@lacity.org" <Esther.Serrato@lacity.org>, "cpc@lacity.org" <cpc@lacity.org>
Cc: "councilmember.bonin@lacity.org" <councilmember.bonin@lacity.org>, "jason.p.douglas@lacity.org" 
<jason.p.douglas@lacity.org>, "Chair-LUPC@VeniceNC.org" <Chair-LUPC@venicenc.org>, "evna.venice@gmail.com' 
<evna.venice@gmail.com>

Mon, Dec 7, 2020 at 2:33 PM

Dear Honorable Planning Commissioners,

First, I would like to THANK YOU all for taking the time and hearing this appeal.

I want you to know that I STRONGLY support a denial of the project at 1600-1614 East Venice Boulevard 
(CASE NO. DIR-2019-4920-T OC- 1A).

I believe the project’s major flaws will have a terrible impact on our Venice neighborhood.

Backwards thinking. All other apartment residences, except one, along Venice Blvd. between Lincoln and 
Walgrove have at least a 15-foot wide front yard, as required by code. The proposed, 41-foot tall building is the 
only one that crowds the sidewalk, other than the adjacent apartment building, which what built in 1928.

This project undermines City plans to improve the quality and livability of our neighborhood. City 
Planning’s decision to allow the developer to shrink the front yard from 15-feet to 5- feet wide, removes 
approximately 1,200 square feet of front yard area. This decision directly conflicts with:

• Mayor Garcetti’s Green Streets Initiative to “activate public spaces” and “enhance Neighborhood 
Character”

Mike Bonin’s Westside Mobility Plan - Livable Boulevards Streetscape Plan identifies Venice Blvd. as one 
of the four Westside corridors slated for beautification and improvement. It promises to help “fund efforts to 
green, beautify, and make major corridors safer and more inviting for pedestrians”.

This project provides ZERO NEW AFFORDABLE HOUSING. The developer demolished 9 rent-stabilized 
(RSO) units; the approved building has 7 Affordable + 2 RSO. The City’s rationale for giving Transit Oriented 
Community (TOC) incentives (setbacks, height, parking, etc.) is to provide affordable housing near transit. The 
project replaces what was lost, but adds no additional units for Venice.

Three apartments (unit # 320, #PH3 and #Ph15) in the developer’s plans (Exhibit A in the Determination Letter) 
have living rooms with no windows to the exterior, only to interior hallways. The same units are called out as 
1-bedroom, their sizes are 280-309-315 square feet. Please condition the project to make sure any units used to 
satisfy the affordability requirements have exterior windows in living rooms as well as bedrooms. The 3 units 
identified above, shall not be the one selected to house the low-income eligible households.

And please condition the project to be sure the total number of rooms in the affordable units at least matches the 
number of rooms in the demolished units they’re replacing.

Only 43 PARKING STALLS for 77 units. The spill-over onto street parking will be substantial!
With limited available street parking in the neighborhood, due to varies restrictions and the lack of on-site parking 
for some of the older apartment buildings in the immediate area, the project pits neighbor against neighbor for 
street parking.

Thank you again for your time,
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Mike
Venice resident,
2411 Glencoe Ave.
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Uphold Appeal of 1600 Venice Blvd. CASE No. DIR-2019-4920-TOC-1A

Ronald Douglas <melsondouglas@gmail.com>
To: Esther.Serrato@lacity.org, cpc@lacity.org 
Cc: councilmember.bonin@lacity.org, jason.p.douglas@lacity.org, Chair-LUPC@venicenc.org, evna.venice@gmail.com

Mon, Dec 7, 2020 at 3:57 PM

Respected Members of the Body:

As a neighbor, and one that lives directly beside the proposed lot, in the building built in 1928, I can personally attest to 
the rampant parking issue we already have in our neighborhood.

Let alone the objections to plans that you would expect Councilmember Bonin to make, considering the Venice 
Beautification projects, the parking and infrastructure disparities we already have cannot be sidestepped or overlooked.

The fact that under the guise of affordable commuter living, a developer is doing the bare minimum to make our 
neighborhood livable should concern you as it does us.

Our requests, our pleas are not unreasonable: a proper setback to allow walking livable space from a busy "highway" (at 
least classified as such), and an ADEQUATE amount of parking for every unit in the building they propose (since they are 
only allotting for HALF of their units), let alone proper reports on the effect to the existing neighborhood, its infrastructure, 
and the residents therein.

All disregarded to make a few extra dollars in a city, nay state where property value is still going up despite a pandemic?

Please do your part here and hold this developer accountable. Set the standard that the council values its RESIDENTS 
just as much as its developers' INTERESTS.

Just because we don't HAVE to protect our communities from overdevelopment or unfair practices, don't mean we 
SHOULDN'T do so.

I urge you to uphold this appeal, hold this dusky developer both responsible and accountable for their plans, and make 
some concessions for not only their prospective neighbors, but their fellow Californians and fellow citizens.

Respectfully,

Ronald Douglas 
Venice Resident
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Please uphold the appeal of 1600 Venice Blvd. CASE No. DIR-2019-4920-TOC-1A

Ronald Douglas <melsondouglas@gmail.com>
To: Esther.Serrato@lacity.org, cpc@lacity.org 
Cc: councilmember.bonin@lacity.org, jason.p.douglas@lacity.org, Chair-LUPC@venicenc.org, evna.venice@gmail.com

Mon, Dec 7, 2020 at 3:35 PM

CASE NO. DIR-2019-4920-TOC-1A.

Dear Honorable Planning Commissioners:

THANK YOU for hearing this appeal. I want you to know that I STRONGLY support a denial of the project at 
1600-1614 East Venice Boulevard (CASE NO. DIR-2019-4920-TOC-1A), I believe the project’s major flaws will 
have a terrible impact on our Venice neighborhood.

Backwards thinking. All other apartment residences, except one, along Venice Blvd. between Lincoln and 
Walgrove have at least a 15-foot wide front yard, as required by code. The proposed, 41-foot tall building is the 
only one that crowds the sidewalk, other than the adjacent apartment building, which what built in 1928.

This project undermines City plans to improve the quality and livability of our neighborhood. City 
Planning’s decision to allow the developer to shrink the front yard from 15-feet to 5- feet wide, removes 
approximately 1,200 square feet of front yard area. This decision directly conflicts with:

• Mayor Garcetti’s Green Streets Initiative to “activate public spaces” and “enhance Neighborhood 
Character”

Mike Bonin’s Westside Mobility Plan - Livable Boulevards Streetscape Plan identifies Venice Blvd. as 
one of the four Westside corridors slated for beautification and improvement. It promises to help “fund 
efforts to green, beautify, and make major corridors safer and more inviting for pedestrians”.

This project provides ZERO NEW AFFORDABLE HOUSING. The developer demolished 9 rent-stabilized 
(RSO) units; the approved building has 7 Affordable + 2 RSO. The City’s rationale for giving Transit Oriented 
Community (TOC) incentives (setbacks, height, parking, etc.) is to provide affordable housing near transit. The 
project replaces what was lost, but adds no additional units for Venice.

Three apartments (unit # 320, #PH3 and #Ph15) in the developer’s plans (Exhibit A in the Determination Letter) 
have living rooms with no windows to the exterior, only to interior hallways. The same units are called out as 
1-bedroom, their sizes are 280-309-315 square feet. Please condition the project to make sure any units used to 
satisfy the affordability requirements have exterior windows in living rooms as well as bedrooms. The 3 units 
identified above, shall not be the one selected to house the low-income eligible households.

And please condition the project to be sure the total number of rooms in the affordable units at least matches the 
number of rooms in the demolished units they’re replacing.

Only 43 PARKING STALLS for 77 units. The spill-over onto street parking will be substantial!
With limited available street parking in the neighborhood, due to varies restrictions and the lack of on-site parking 
for some of the older apartment buildings in the immediate area, the project pits neighbor against neighbor for 
street parking.
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Yours truly,

Ronald Douglas 
Venice resident
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CASE NO. DIR-2019-4920-TOC-1A

Robyn McNutt <robyn.mcnutt@gmail.com>
To: Esther.Serrato@lacity.org, cpc@lacity.org, jason.p.douglas@lacity.org, Chair-LUPC@venicenc.org, 
evna.venice@gmail.com, councilmember.bonin@lacity.org

Mon, Dec 7, 2020 at 4:16 PM

CASE NO. DIR-2019-4920-TOC-1 A.
Dear Honorable Planning Commissioners:
THANK YOU for hearing this appeal. I want you to know that I STRONGLY support a denial of the project at 
1600-1614 East Venice Boulevard (CASE NO. DIR-2019-4920-TOC-1A), I believe the project's major flaws will 
have a terrible impact on our Venice neighborhood.
Backwards thinking. All other apartment residences, except one, along Venice Blvd. between Lincoln and 
Walgrove have at least a 15-foot wide front yard, as required by code. The proposed, 41-foot tall building is the 
only one that crowds the sidewalk, other than the adjacent apartment building, which what built in 1928.
This project undermines City plans to improve the quality and livability of our neighborhood. City Planning's 
decision to allow the developer to shrink the front yard from 15-feet to 5- feet wide, removes approximately 
1,200 square feet of front yard area. This decision directly conflicts with:
• Mayor Garcetti's Green Streets Initiative to "activate public spaces" and "enhance Neighborhood
Character'
• Mike Bonin's Westside Mobility Plan - Livable Boulevards Streetscape Plan identifies Venice Blvd. as one of 
the four Westside corridors slated for beautification and improvement. It promises to help "fund efforts to 
green, beautify, and make major corridors safer and more inviting for pedestrians".
This project provides ZERO NEW AFFORDABLE HOUSING. The developer demolished 9 rent-stabilized (RSO) 
units; the approved building has 7 Affordable + 2 RSO. The City's rationale for giving Transit Oriented 
Community (TOC) incentives (setbacks, height, parking, etc.) is to provide affordable housing near transit. The 
project replaces what was lost, but adds no additional units for Venice.
Three apartments (unit # 320, #PH3 and #Ph15) in the developer's plans (Exhibit A in the Determination Letter) 
have living rooms with no windows to the exterior, only to interior hallways. The same units are called out as 1- 
bedroom, their sizes are 280-309-315 square feet. Please condition the project to make sure any units used to 
satisfy the affordability requirements have exterior windows in living rooms as well as bedrooms. The 3 units 
identified above, shall not be the one selected to house the low-income eligible households.
And please condition the project to be sure the total number of rooms in the affordable units at least matches 
the number of rooms in the demolished units they're replacing.
Only 43 PARKING STALLS for 77 units. The spill-over onto street parking will be substantial!
With limited available street parking in the neighborhood, due to varies restrictions and the lack of on-site 
parking for some of the older apartment buildings in the immediate area, the project pits neighbor against 
neighbor for street parking.

Robyn McNutt

Fight for the things that you care about, but do it in a way that will lead others to join you.” ~ RBG 1933 - 2020
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Wood, William <wwood2005@lawnet.ucla.edu>
To: Esther.Serrato@lacity.org, cpc@lacity.org 
Cc: councilmember.bonin@lacity.org, Jason Douglas <jason.p.douglas@lacity.org>, Chair-LUPC@venicenc.org

Mon, Dec 7, 2020 at 3:47 PM

Dear Los Angeles City Planning Commissioners

I write to urge you to reject the project as proposed for 1600 Venice Boulevard. I 
previously submitted comments on November 2, which I include below for reference.

During the November 5 hearing, I listened to Commissioners including Commissioner 
Mack and Commissioner Leung discuss and emphasize equity and diversity as key 
values for the City of Los Angeles and the City Planning Commission. I hope the whole 
Commission shares their perspective and priorities.

As my comments below illustrate, my and other Venice residents' opposition to this 
project is not NIMBYism. Indeed, I think there should be more density and affordability 
with housing (and associated retail etc) in Venice and elsewhere in the City. But I am 
adamantly opposed to projects like this one that do not benefit the community or the 
City but rather developers who seek to benefit from things like the TOC laws which Los 
Angeles voters passed thinking they would promote the creation of more affordable 
housing.

As I noted in my earlier comments, the project as proposed would squander a great 
opportunity to build more affordable housing for families in a community where their 
children could walk to school, and for people who would actually use the public 
transportation the TOC-associated density bonuses were intended for.

Please give the neighborhood and our future neighbors a project that benefits working 
families and restores some of the economic, racial, cultural, and other diversity that has 
been too rapidly disappearing from Venice because of projects like the one proposed.

Respectfully,
William Wood
2001 Penmar Avenue #3
Venice CA 90291

Dear Los Angeles City Planning Commissioners

I write to urge you to reject the project as proposed for 1600 Venice 
Boulevard. I am a decades-long resident of East Venice who drives,
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bikes, walks, and rides the bus along this stretch of Venice 
Boulevard. I am not opposed to more housing in Venice, but I 
oppose this project. Venice, like all areas of Los Angeles, needs 
more affordable housing, not projects like this.

City of Los Angeles Mail - 1600 Venice Blvd. CASE No. DIR-2019-4920-TOC-1A

Only 8 of the proposed 77 units are 2-bedroom units (the rest are 1- 
bedroom or studio apartments). With an elementary (Walgrove) and 
middle school (Mark Twain) within walking distance on Walgrove 
and Venice High School east on Venice Boulevard across Walgove, 
any proposed developments in this area should be geared towards 
families who can send their children to these schools, whose 
enrollment has been declining due to Venice's changing 
demographics, which are in turn due to gentrification and projects 
like these.

Three rent-stabilized buildings were destroyed for this proposed 
project. The proposed project is 90% market-rate, with only 9 units 
which just replace 9 RSO units that were demolished. This 
proposed 77-unit project provides no net increase in affordable 
housing units and, measured by the number of (bed)rooms, actually 
decreases the amount of affordable housing. That is disgraceful. 
Venice needs housing that working and middle-income families can 
afford.

Given its location along a major bus route on Venice Boulevard and 
within walking distance to bus lines on Lincoln Boulevard (and in a 
location where another bus line, the Big Blue Bus 2, used to run), 
this proposed project provides an opportunity to build housing that 
people who use public transportation can actually afford, and to 
provide good housing for people who use public transportation, as 
was voters' intent when they approved Measure JJJ and the idea of 
Transportation Oriented Corridors. But this project, like many others 
proposed for East Venice and other parts of the City, seeks to 
benefit from density bonuses and other outside-of-the-norm 
approvals from the City intended to provide affordable housing near 
public transportation and vice versa (public transportation near 
affordable housing) without promoting or achieving that goal.

The overwhelming majority of people who rent market-rate 
apartments in Venice will not ride public transportation but will drive. 
(One needs to look no further than Lincoln Place for an example.) 
Yet only 43 parking spaces are proposed for a 77-unit building, 
which would greatly increase the strain on neighborhood parking 
and traffic.
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Please do a better job of taking care of the people of Los Angeles -
and not developers. Give the neighborhood and our future 
neighbors a project that benefits working families and restores 
some of the economic, racial, cultural, and other diversity that has 
been too rapidly disappearing from Venice.
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Thank you for your time and consideration.

Respectfully,

William Wood
2001 Penmar Avenue #3
Venice CA 90291
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