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PLANNING DEPARTMENT TRANSMITTAL 

TO THE CITY CLERK’S OFFICE 
 

CITY PLANNING CASE: ENVIRONMENTAL 
DOCUMENT:  COUNCIL DISTRICT:   

ZA-2018-2236-CU-CLQ-CDO-1A ENV-2018-2236-CE 14 

PROJECT ADDRESS:                                           

4005 North Eagle Rock Boulevard (3818-3822 ½ North Verdugo Road, 4005-4011 ½ North Eagle Rock Boulevard) 

APPLICANT TELEPHONE NUMBER: EMAIL ADDRESS: 
 
 
Bijan “Ben” Pouldar  
Chevron Facility 9-0477 
 

     New/Changed  
 
 
 

(310) 962-2955 ben@pacificoilgroup.com 

APPLICANT’S REPRESENTATIVE  TELEPHONE NUMBER: EMAIL ADDRESS: 

Ben Steckler 
Fielder Group (323) 254-4250 SherChevron@aol.com 

APPELLANT TELEPHONE NUMBER: EMAIL ADDRESS: 
 
Bijan “Ben” Pouldar  
Chevron Facility 9-0477 
 
 

(310) 962-2955 ben@pacificoilgroup.com 

APPELLANT’S REPRESENTATIVE TELEPHONE NUMBER: EMAIL ADDRESS: 

Stephen Jamieson, Attorney 
Solomon, Saltsman & Jamieson (310) 822-9848 sjamieson@ssjlaw.com 

PLANNER CONTACT INFORMATION: TELEPHONE NUMBER: EMAIL ADDRESS: 

 Christina Lee (213) 978-1167 Christina.toy-lee@lacity.org 

ENTITLEMENTS FOR CITY COUNCIL CONSIDERATION 

Entire Decision of ZA-2018-2236-CU-CLQ-CDO 
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FINAL ENTITLEMENTS NOT ADVANCING: 
 
N/A 
 
 
ITEMS APPEALED: 
 
Entire Decision of ZA-2018-2236-CU-CLQ-CDO 
 
 
 
ATTACHMENTS: REVISED: ENVIRONMENTAL CLEARANCE: REVISED: 

Letter of Determination
Findings of Fact
Staff Recommendation Report
Conditions of Approval
Ordinance
Zone Change Map
GPA Resolution
Land Use Map
Exhibit A - Site Plan
Mailing List  
Land Use  
Other  

 

Categorical Exemption
Negative Declaration
Mitigated Negative Declaration
Environmental Impact Report
Mitigation Monitoring Program
Other   

NOTES /  INSTRUCTION(S): 
 
 
 
 
 
 
FISCAL IMPACT STATEMENT: 
 
  

      Yes    No  
 
                                                                 *If determination states administrative costs are recovered through fees, indicate “Yes”. 

PLANNING COMMISSION: 

 
City Planning Commission (CPC)    North Valley Area Planning Commission
Cultural Heritage Commission (CHC)    South LA Area Planning Commission
Central  Area Planning Commission    South Valley Area Planning Commission
East LA Area Planning Commission    West LA Area Planning Commission    
Harbor Area Planning Commission  
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PLANNING COMMISSION HEARING DATE:                                                                  COMMISSION VOTE: 

N/A N/A 

LAST DAY TO APPEAL:          APPEALED: 

February 25, 2021 February 25, 2021 

TRANSMITTED BY: TRANSMITTAL DATE: 

Irene Gonzalez 
 

June 24, 2021 
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CASE NO. ZA-2018-2236-CU-CLQ-CDO 
CONDITIONAL USE, Q CLARIFICATION 

CDO PLAN APPROVAL 
4005 North Eagle Rock Boulevard 

(3818-3822 ½ North Verdugo Road, 
4005-4011 ½ North Eagle Rock 
Boulevard) 

Northeast Los Angeles Community Plan 
Zone: [Q]C2-1 VL-CDO 
C.D: 14 
D.M.: 156A217
CEQA: ENV-2018-2237-CE
Legal Description: Lot FR5, Tract 3441

Pursuant to the California Environmental Quality Act, I hereby FIND: 

the project is exempt from the California Environmental Quality Act (CEQA) pursuant 
to CEQA Guidelines, Section 15061(b)(4) and 15270, as a project that is 
disapproved. 

Pursuant to Los Angeles Municipal Code (LAMC) Section 12.24 W.4, I hereby DISMISS: 

a Conditional Use Permit to permit deviations from development standards 
established by LAMC Section 12.22 A.28(b)(3) to allow a public address system; 

Pursuant to LAMC Section 12.24 W.27, I hereby DENY: 

a Conditional Use to permit deviations from development standards established by 
LAMC Section 12.22.A.28(b)(5) to allow hours of operation of 7:00 a.m.- 9:00 p.m., 
daily, in lieu of the otherwise allowed Monday-Friday, 7:00 a.m. - 7:00 p.m., and 
Saturday, 9:00 a.m. - 8:00 p.m. and Sunday, 11 :00 a.m. - 8:00 p.m. at a Commercial 
Corner location; 

Pursuant to LAMC Section 12.32.H, I hereby DENY: 

a Clarification of Q Conditions to clarify Condition No. 3 of Subarea 23 in Ordinance 
Number 181,062 pertaining to prohibited uses; and 
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Pursuant to LAMC Section 13.08, I hereby DENY: 

Community Design Overlay (COO), a COO Plan Approval for the construction of a 
1,250 square foot automated car wash and the equipment storage rooms separated 
and freestanding on the same site as an existing service station and convenience 
store and installation of three internally illuminated Wall Signs with individual channel 
letters reading "Car Wash", two non-illuminated metal Wall Signs reading "Entrance" 
and "Exit Only-Do Not Enter", one metal Directional Sign, one metal Instruction Sign, 
and one ( 1) internally illuminated plastic Menu Board Sign in cabinet. 

FINDINGS OF FACT 

After thorough consideration of the statements contained in the application, the plans 
submitted therewith, and the statements made at the public hearing on May 20, 2020, all of 
which are by reference made a part hereof, as well as knowledge of the property and 
surrounding district, I find that the requirements for and prerequisites for granting a Conditional 
Use as enumerated in LAMC Section 12.24.W, a COO Plan Approval as enumerated in 
Section 13.08, and a Q Clarification as enumerated in Section 12.32.H have not been 
established by the following facts: 

BACKGROUND 

The project site is a level, rectangular-shaped parcel of land with an approximate lot area of 
27,484 square feet, located at the northeast corner of Eagle Rock Boulevard and Verdugo 
Road. The site has a frontage of approximately 120 feet on the north side of Eagle Rock 
Boulevard and 280 feet on the east side of Verdugo Road and. The property is zoned 
[Q]C2-1 VL-CDO and designated for General Commercial uses under the Northeast Los
Angeles Community Plan. The "Q" conditions on the site prohibits 100 percent residential
development and limits residential density to the RD1 .5 Zone, as well as imposed
prohibitions on auto-related uses, electronic message display, pole, and pylon signs. The
property is within the Cypress Park and Glassel! Park Community Design Overlay.

The site is developed with an existing 1,976 square-foot service station built in 1939 and a 
2,877 square foot convenience store built-in 1998. Major rebuilds of the site, including the 
addition of a pay booth, construction of a Gas Pump Canopy any retaining wall, and 
installation of canopy signs, were conducted in 1969 and 1983. The proposed project is the 
construction and operation of a 1,250 square-foot automated car wash. 

The adjacent property to the north is zoned RD2-1-CDO and is developed with multi-family 
residential uses. The adjacent property to the east is zoned [Q]C2-1 VL-CDO and is 
developed with multi-family residential uses. The properties to the south of the project site, 
across Eagle Rock Boulevard, are all zoned [Q]C2-1 VL-CDO and are developed with 
commercial uses. The properties to the west, across Verdugo Road, are zoned 
[Q]C2-1 VL-CDO and developed with commercial and multi-family residential uses.
Additionally, the Glendale Freeway and project site are separated by multi-family dwellings
to the north.

















The request is the clarification of the "self-served or non-automated" word or term 
used in the condition. The applicant states the Ordinance prohibits self-served or 
non-automated laundries and the proposed car wash is an automated car wash, not 
a self-serve or non-automated car wash. As part of the application, the project 
representative states that the propose use is: "an automated car wash, which is 
allowed in this C2 Zone. An automated car wash is a type of use explicitly not 
included in the prohibited use enumerated under the site's "Q" designation for this 
zone. The language used in the Q Designation, the words "self-served or non­
automated", on their face make it explicitly clear by contrast that "automated" car 
washes are not prohibited." 

The applicant seeks to build an automated car wash as an ancillary use to the existing 
fuel service station and convenience store on the project site. The Ordinance 
regulates new auto-related and auto-oriented uses and permits the expansion of an 
auto-related establishment existing on the effective date of the subject Ordinance up 
to 20 percent of the existing floor area. The "Q" Classification prohibits certain auto­
oriented uses. 

Condition No. 3 of Subarea 23 states the prohibition of: 

" ......... Automobile Laundries (self-served or non automated). These uses 
may be allowed in conjunction with a facility that sells new automobiles 
provided that the use is fully contained within a building." 

There is no ambiguity in this language to the Zoning Administrator. The proposed 
car wash is not part of a facility that sells new automobiles and therefore is not an 
allowed use per the "Q." Regarding the difference between the proposed 
"automated" car wash and a "self-served or non-automated" car wash. One can 
argue that the proposed use is not "self-served" or "non-automated" since the 
proposed use is not a type of carwash where a customer manually operates a hose 
and the proposed use is a fully automated car wash and uses a structure that 
automatically jets water over the surface of the car without the owner needing to 
participate. Another can argue the proposed use is "self-served" and not a full service 
carwash as a customer will need self-pay at the self-service Pay Point kiosk, drive 
their car through the carwash, and then self-vacuum their car. There is no specific 
definition in the Los Angeles Municipal Code for automated or non-automated 
carwashes. The intent of the Cypress Park & Glassel! Park "Q" conditions limits new 
and expansion of automobile uses. There is no ambiguity in Condition No. 3 of 
Subarea 23 to the Zoning Administrator. Whether the proposed project was a self­
served, or non-automated, or a full-service automated car wash, the proposed use 
would not be allowed. 



2. The amendment or clarification is NOT necessary in order to carry out the
intent of the City Council in adopting the T or Q Classification or D Limitation.

The Q Conditions and furthered by the goals of the Cypress Park & Glassel! Park 
Community Design Overlay District is to regulate auto-related, auto oriented uses 
and other incompatible uses and encourage pedestrian oriented uses. The intent of 
the Ordinance for the Q was to limit and expand auto serving uses. The project is 
not consistent with the intent of the "Q" Conditions of approval but requires "Q" 
clarification to ensure consistency with the overall intent of the City Council's adopted 
Q conditions. The project is not consistent with the intent of the City Council action in 
adopting "Q" conditions, which was to prevent the establishment of new auto-related 
uses and expansion of auto-related uses within the District. 

3. The amendment or clarification WOULD HAVE an effect on adjacent property
and WOULD result in a significant or substantial deprivation of the property
rights of other property owners.

The site is developed with an existing service station and a convenience store. The 
proposed project is the construction and operation of a 1,250 square-foot automated 
car wash. As evident by the public testimony and correspondence received from the 
adjacent properties, the approval of the "Q" Clarification of Ordinance No. 181,062 
for Subarea 23 would result in a significant or substantial deprivation of the property 
rights of the adjacent residential property owners and occupants. The project 
proposes to clarify and allow the automated carwash use. Condition No. 3 currently 
prohibits the proposed use on the subject site within Subarea 23. 

CONDITIONAL USE FINDINGS 

4. The project will NOT enhance the built environment in the surrounding
neighborhood or will perform a function or provide a service that is essential
or beneficial to the community, city or region.

The project site is a level, rectangular shaped parcel of land with an approximate lot 
area of 27,484 square feet, located at the northeast corner of Eagle Rock Boulevard 
and Verdugo Road. The site has a frontage of approximately 120 feet on the north 
side of Eagle Rock Boulevard and 280 feet on the east side of Verdugo Road and. 
The property is zoned [Q]C2-1 VL-CDO and designated for General Commercial uses 
under the Northeast Los Angeles Community Plan. The "Q" conditions on the site 
prohibits 100 percent residential development and limits the residential density to the 
RD1 .5 Zone, as well as imposed prohibitions on auto-related uses, electronic 
message display, pole, and pylon signs. The site is developed with an existing fueling 
service station and a convenience store. The proposed project is the construction 
and operation of a 1,250 square-foot automated car wash. 





Objective 2-3: To minimize conflicts between auto-related and pedestrian­
oriented activities and encourage use of public transportation 
in commercial areas. 

The proposed project is an auto use that conflicts with pedestrian-oriented activity 
and does not fulfill the objective of the Community Plan. Moreover, the proposed 
carwash as not a use allowed per the "Q" Conditions as established by Ordinance 
No. 181,062. The "Q" Conditions and furthered by the goals of the Cypress Park & 
Glassel! Park Community Design Overlay District is to regulate auto-related, auto 
oriented uses and other incompatible uses and encourage pedestrian oriented uses. 
Therefore, the project does not meet the purpose, intent, and provisions of the 
Northeast Community Plan and is a prohibited use per the "Q" Condition. 

7. The Project WILL create or add to a detrimental concentration of automotive
uses in the vicinity of the proposed automotive use.

The subject site is on a commercial corner developed with an existing fuel station and 
convenience store which has operated since 1939. The project includes the 
development of a 1,250 square-foot automated car wash. There is currently a car 
wash and an auto repair use, five lots to the west of the subject site. The Q Conditions 
and furthered by the goals of the Cypress Park & Glassel! Park Community Design 
Overlay District is to regulate auto-related, auto oriented uses and other incompatible 
uses and encourage pedestrian oriented uses. The goal and intent of the Ordinance 
for the Q was to limit and expand auto serving uses and as stated in Finding No. 1, 
the proposed carwash use is not allowed. Ordinance No. 181,062 was established 
due to over-concentration of automotive uses in the area. Adding a use not allowed 
would add a concentration of automotive uses in the vicinity. 

8. Based on data provided by the Department of Transportation or a licensed
traffic engineer, ingress to, egress from and associated parking on of the
automotive use will not constitute a traffic hazard or cause significant traffic
congestion or disruption of vehicular circulation on adjacent streets.

The site has an existing three and one new ingress and egress points. Based on the 
Traffic Study Assessment form dated January 22, 2019, the City of Los Angeles 
Department of Transportation indicated that the addition of an automated car wash 
to an existing service station will not create any new trips; therefore, the project will 
not create a traffic hazard of cause significant traffic congestion or disrupt vehicular 
circulation on adjacent streets. 

9. Any spray painting will be conducted within a fully enclosed structure located
at least 500-feet away from a school or A or R zone, and that all spray painting
will be conducted in full compliance with the provisions of Article 7, Chapter 5
of this Code, as well as South Coast Air Quality Management District Rules
1132 and 1151, regulating these installation.

The project will not include a spray painting facility. 
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