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units as affordable housing units (six (6) units for Extremely Low Income (ELI)
households, one (1} unit for Very Low Income (VLI) households, and two (2) units for
Low Income (LI) households) for a period of 55 years:

a. North Side Yard Setback. A 25 percent reduction in required side yard setback,
allowing the provision of a 6-foot 9-inch north side yard setback in lieu of the
required S-foot side yard setback in the R4-1 Zone; and

b. South Side Yard Setback. A 25 percent reduction in required side yard setback,
allowing the provision of 6-foot 9-inch south side yard setback in lieu of the required
9-foot side yard setback in the R4-1 Zone; and

¢. Open Space. A 20 percent reduction in Open Space to allow 6,280 square feet in
lieu of the required 7,850 square feet.

3. Adopt the attached Findings and Conditions of Approval.
The approval is subject to the following terms and conditions:
CONDITIONS OF APPROVAL

Pursuant to the Los Angeles Municipal Code (LAMC) Sections 12.22A.31 the following conditions
are hereby imposed upon the use of the subject property:

1. 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. Minor deviations may be allowed in order to comply with the provisions
of the Los Angeles Municipal Code or the project conditions. Changes beyond minor
deviations required by other City Departments or the LAMC may not be made without prior
review by the Department of City Planning, Expedited Processing Section, and written
approval by the Director of Planning. Each change shall be identified and justified in writing.

2. Base Incentives.

a. Residential Density. The project shall be limited to a maximum density of 74 units,
including on-site Restricted Affordable Units, equal to a maximum density increase of
50%.

b. Floor Area Ratio (FAR). The project is permitted to have an FAR of 4.2:1 in the R4-1
Zone, consistent with the Transit Oriented Communities Guidelines.

c. Parking.

Avtomative Parking Antomnhile parking shall be provided consistent with LAMC
Section 12.22-A,31. The proposed development, a Tier 1 project, shall not be
required to exceed 0.5 automobile parking spaces per bedrcom.

ii. Bicycle Parking. Bicycle parking shall be provided consistent with LAMC Section
12.21-A,16. In the event that the number of On-Site Restricted Affordable Units
should increase or the composition of such units shouid change, then no modification
of this determination shall be necessary and the number of bicycle parking spaces
shall be re-calculated consistent with LAMC Section 12.21-A,16. The additional
options to further reduce automobile parking through bicycle parking replacement in
LAMC 12.21-A, 4 shall not apply.
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10.

11.

12

a. All graffiti on the site shall be removed or painted over to match the color of the surface to
which it is applied within 24 hours of its occurrence.

Landscaping. All open areas not used for buildings, driveways, parking areas, recreational
facilities or walks shall be attractively landscaped, including an automatic irrigation system,
and maintained in accordance with a landscape plan prepared by a licensed landscape
architect or licensed architect, and submitted for approval to the Department of City Planning.
The project shall indicate landscape points for the project equivalent to 10% more than
otherwise required by LAMC 12.40 and Landscape Ordinance Guidelines.

a. Landscaping shall be installed with drought tolerant, native landscaping. Mediterranean
and other local climate-friendly plants may be used alongside native species.

Building Materials. The proposed structure’s building fagades shall be in substantial
compliance with Exhibit A.

Mechanical Equipment. All mechanical equipment on the roof shall be screened from view.
The transformer, if located in the front yard, shall be screened with landscaping or a green
wall on all exposed sides.

Trash. All trash collection and storage areas shall be located on-site and not visible from the
public-right-of-way.

a. Trash receptacles shall be enclosed and/or covered at all times.
b. Trash/recycling containers shall be locked when not in use.
Lighting. Outdoor lighting shall be designed and installed with shielding, such that the light

source does not illuminate adjacent residential properties or the public right-of-way, nor the
above night skies.

Administrative Conditions

13.

15.

Final Plans. Prior to the issuance of any building permits for the project by the Department of
Building & Safety, the applicant shall submit all final construction plans that are awaiting
issuance of a building permit by the Department of Building & Safety for final review and
approval by the Depariment of City Planning. All plans that are awaiting issuance of a building
permit by the Department of Building & 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.
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concerhing 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 anhy 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.

Notations on Plans. Plans submitted to the Department of Building & Safety, for the
purpose of processing a building permit application shall include all of the Conditions of
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(i} Reimburse the City for any and all costs incurred in defense of an action related to or
arising out, in whole or in part, of the City’s processing and approval of the entitlement,
including but not limited to payment of ali 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.

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

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

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

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

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

For purposes of this condition, the following definitions apply:

“City” chall he 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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ordinance, or law that restricts rents to levels affordable to persons and families of lower or very
low income; subject to any other form of rent or price control, or occupied by Low or Very Low
Income Households.

Pursuant to the Determination made by the Los Angeles Housing and Community Investment
Department (HCIDLA) dated September 16, 2020, indicates that the proposed deveiopment shall
provide at least nine (9) replacement units of equivalent type, with four (4) units restricted to
Extremely Low Income Households, three (3) units restricted to Very Low Income Households,
and two (2) units restricted to Low Income Households. However, the project is setting aside six
(6) units for restricted affordable housing for Extremely Low Income Households, one (1) unit
restricted to Very Low income Households, and two (2) units restricted to Low Income Households
which exceeds the requirements pursuant to AB 2556. This is reflected in the Conditions of
Approval. Refer to the Transit Oriented Communities Affordable Housing incentive Program
Project Background section of this determination for additional information.

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM
ELIGIBILITY REQUIREMENTS

To be an eligible Transit Oriented Communities (TOC) Housing Development, a project must meet
the Eligibility criteria set forth in Section IV of the Transit Oriented Communities Affordable
Housing Incentive Program Guidelines (TOC Guidelines). A Housing Development located within
a TOC Afiordable 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.

a. Tier 1 - 8% of the total number of dwelling units shall be affordable to
Extremely Low Income (EL{) income households, 11% of the total number of
dwelling units shall be affordable to Very Low (VL) income households, or
20% of the fotal number of dwelling units shall be affordable to Lower Income
households.

b. Tier2-9% ELI, 12% VL or 21% Lower.

¢. Tier3-10% ELI, 14% VL or 23% Lower.

d. Tier4-11% ELI, 15% VL or 25% Lower.

The project site is located within a Tier 1 Transit Oriented Communities Affordable
Housing Incentive Area. As part of the proposed residential development, the project is
required to reserve 3 on-site dwelling units for Extremely Low Income Households, which
oquates tn 8 nercent of the 74 dwelling units proposed as part of the Housing
Development. The project is proposing to set aside & dwelling units for Extremely Low
income Households. As such, the project meets the eligibility requirement for On-Site
Restricted Affordable Units.
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2. Major Transit Stop. A Housing Development shall be focated 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 1.2 of the TOC Guidelines.

The subject property is located within 750 -2,640 feet of a Major Transit Stop. The project
site is located on Occidental Boulevard and served by the Metro Local Bus 14 and 603.
The project is located 1,000 feet (0.2 miles) south of the Metro Local Bus 14 and 1,480
feet (0.3 miles) southwest of the Rampart/Beverly bus stop of the Metro Local Bus 603.
As such, the project meets the eligibility requirement for proximity to a Major Transit Stop.

3. Housing Replacement. A Housing Development must meel 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. Replacernent housing unils required per this section may also count
towards other On-Site Restricted Affordable Units requiremenits.

Pursuant to the Determination made by the Los Angeles Housing and Community
Investment Department (HCIDLA) dated September 16, 2020, indicates that the proposed
development shall provide at least nine (9) replacement units of equivalent type, with four
{4) units restricted to Extremely Low Income Households, three (3) units restricted to Very
Low Income Households, and two (2) units resiricted to Low Income Households.
However, the project is setting aside six (6) units for restricted affordable housing for
Extremely Low Income Households, one (1) unit restricted to Very Low Income
Households, and two (2) units restricted to Low Income Households, which exceeds the
requirements pursuant to AB 2556. This is reflected in the Conditions of Approval. As
such, the project meets the eligibility requirement for providing replacement housing
consistent with California Govermment Code Section 65915(c)(3).

4. Other Density or Development Bonus Provisions. A Housing Development shall not
seek and receive a densily or development bonus under the provisions of California
Government Code Section 65915 (state Densily 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 overiay district,

The residential 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), or overlay district. As such, the project meets this eligibility requirement.
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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 {0
three Additional Incentives listed in Section VIl 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 densily 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).

a. One Additional Incentive may be granted for projects that include at feast 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.

b. 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.

c. Three Additional Incentives may be granted for profects 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.

The project is seeking three (3) Additional Incentives for a reduction in the north side yard
setback, a reduction in the south side yard setback, and a reduction in open space in
exchange for reserving at least 11 percent of the base units for Extremely Low Income
Households. The project is sefting aside six (6) units for Extremely Low Income
Households, which equates to more than 11 percent of the 49 base units permitted
through the underlying zoning of the site. As such, the project meets the eligibility
requirement for Base and Additional Incentives.

6. 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 Vil of these Guidelines (for a total of up to five Additional incentives).

The project is not seeking any additional incentives beyond the three permitted in
exchange for reserving at least 11 percent of the base units for Extremely Low Income
Houssholds The project ie seffing aside six (A) units for Extremelv Low Income
Households, which equates to more than 11 percent of the 49 base units permitted
through the underlying zoning of the site. As such, the project need not adhere to the fabor

standards required in LAMC Section 11.5.11; this eligibility requirement does not apply.

7. 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 Iil above.

The proposed development will be located on one lot which is located within a Tier 1
Transit Oriented Communities Affordable Housing Incentive Area. As such, the project is
requesting the TOC Incentives that correspond to Tier 1.
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The list of Incentives in the Transit Oriented Communities Guidelines were pre-
evaluated at the time the Transit Oriented Communities Affordable Housing Incentive
Program Ordinance was adopted to include relief mechanisms that minimize restrictions
on the size of the project. As such, the Director will always arrive at the conclusion that
the incentives are required to provide for affordable housing costs because the
incentives by their nature increase the scale of the project.

Additional Incentives:

Yards and Open Space. The requested yard and open space incentives, which
inciudes a reduction in required northeast side yard setback, a reduction in
required south side yard setback and a reduction in open space (which allows a 6-
foot 9-inch north side yard setback in lieu of 9 feet, a 6-foot 9-inch south side yard
setback in lieu of 9 feet, and 6,311 square feet of open space in lieu of 7,850
square feet), are expressed in the Menu of Incentives in the Transit Oriented
Communities Guidelines. The Menu of Incentives in the Transit Onented
Communities Guidelines permit exceptions to zoning requirements that result in
building design or construction efficiencies that facilitate affordable housing costs.
The three requested incentives for reduced yards and reduced open space allows
the project to increase the overall space dedicated to residential use, thereby
allowing for the provision of affordable residential units. These incentives support
the applicant's decision to reserve six (6) units as affordable housing units
reserved for Extremely Low income Households.

b. The Incentive 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 are 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.

There is no evidence that the proposed incentive will have a specific adverse impact
upon public health and safety or the physical environment, or any real property that is
listed in the California Register of Historical Resources. A "specific adverse impact” is
defined as "a significant, quantifiable, direct and unavoidable impact, based on objective,
identified written public health or safety standards, policies, or conditions as they existed
on the date the application was deemed complete" (LAMC Section 12.22 A.25(b)). The
project does not involve a contributing structure in a designated Historic Preservation
Overlay Zone or on the City of Los Angeles list of Historical-Cultural Monuments.
According to ZIMAS, the project site is located within the Los Angeles State Enterprise
Zone, 2 Special Grading Arca (BOE Basic Grid Marp A-13372) a Methane 7ons and ie
subject to a 10-foot Building Line established by Ordinance No. 57,556. Since the project
is located within a Methane Zone and a Special Grading Area, the project will be required
to undergo review and approval by the Los Angeles Bureau of Engineering-Grading.
The project is not located on a substandard street in a Hillside area, or a Very High Fire
Hazard Severity Zone. The project is required to comply with all other pertinent
regulations including those governing construction, use, and maintenance, and will not
create any significant direct impacts on public health and safety. Therefore, there is no
substantial evidence that the proposed project, and thus the requested incentive, will
have a specific adverse impact on the physical environment, on public health and safety
or the physical environment, or on any Historical Resource.
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