
APPLICATION FOR VACATION OF PUBLIC RIGHT OF WAY 
ORIGINAL – (No copies or faxes) 

DATE: _____________ 

PROJECT LOCATION AND DESCRIPTION: 

(1) Area proposed to be vacated is:  ___________________________________
(Street/Avenue/Boulevard/alley/walk: N/S/E/W of)

and is located between:
_____________________________ and   ______________________________
(Street, Avenue, Boulevard or other limit)              (Street, Avenue, Boulevard or other limit)

(2) The vacation area lies within or is shown on:

(a) Engineering District: (check appropriately)

(

(b) Council District No.  ______

(c) District Map No.  __________________

(3) Area (in sq. ft.) of the proposed vacation area is approx.  _________ sq. ft. If over 10,000
sq. ft. of buildable area, the vacation is not categorically exempt from the California
Environmental Quality Act Guidelines and will require a higher level of environmental
review. Contact Land Development/Right-of-Way Section to discuss the effect of this on
the processing of your application prior to submittal. If the applicant is required to have
an environmental determination performed by the Bureau of Engineering Environmental
Management Group, the applicant must submit an additional $32,100 fee deposit. This
will also increase the processing time by approximately 6 months.

 If the vacation is located within a Coastal Development Zone, a Coastal Development
Permit will be required for the project. The applicant should be aware that vacations
within a Coastal Development Zone will take longer to process and will be considerably
more expensive. If the applicant is required to have a Coastal Development Permit
processed by the Bureau of Engineering Environmental Management Group, the
applicant must submit an additional $32,100 fee deposit.

 Some city agencies, including LADOT, may require additional fees to be deposited to
cover costs during the referral and investigation process.  The applicant is responsible for
paying the fees to the agency directly.  Referral fees paid to other city agencies are
separate from the Bureau of Engineering processing fees.

(4) Purpose of vacation (future use of vacation area) is: ________________________
__________________________________________________________________________________________________ 

__________________________________________________________________________________________________ 

(5) Vacation is in conjunction with: (Check appropriately)

(
(

Rev. 03/2025

 ) Central    (  ) Harbor    (  ) Valley    (  ) West Los Angeles

 ) Revocable Permit   (  ) Tract Map    (  ) Parcel Map   (  ) Zone Change
 )  Other _________________________________________________________

11/24/2025

North side of College Street

Hill Street Yale Street

✔

1

135A215

2,680

Create consistent, straight lot line

which aligns with Mobility Plan standard in order to accommodate an approved mixed-use

project (LACP Case No. EAR-2025-3353-TOC-VHCA)

✔
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PETITIONER / APPLICANT: 

(6) Petitioner(s):  ______________________________________________________
Print Name(s) of Petitioner(s) in full – Name or Company Name

Signature(s):  ______________________________________________________
If Company, Name and Title 

(7) Mailing Address:  __________________________________________________
(Address, City, State, Zip Code) 

_________________________   
_________________________ 

(8) Daytime phone number of petitioner is:
FAX number:
E-maLO: ________________________BBBBB

(9) Petitioner is: (check appropriately) (  ) Owner   OR   (  ) Representative of Owner

OWNERSHIPS: 

(10) Name(s) and address of the Owner(s) applying for vacation is/are:

___________________________________________________________

___________________________________________________________

___________________________________________________________
Print Name(s) and Address of Owner(s) in Full
(If Owner is Petitioner, Indicate “Same as above”)

___________________________________________________________ 
Signature(s) 

(11) Petitioner is owner or representative of owner of: (check appropriately)

( The property described in attached copy of Grant Deed  OR

(  ) _____________________________________________________

_____________________________________________________ 
(Lot, Tract No.)  (Parcel, Parcel Map L.A. No.)  (Other) 

Rev. 03/2025

 ) 

Paulo Hernandez
Director, Planning & Entitlements

AGI Avant Group LLC

1600 Lombard Street, San Francisco, CA, 94123

phernandez@agiavantgroup.com

✔

531 W College LLC

1668 S. Garfield Avenue, 2nd floor, Alhambra, CA, 91801

Kenneth Sim - Manager

✔

See following page for signature



See previous page for signature
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(12) The following are the available signatures of other property owners who also own
properties adjoining the area proposed to be vacated and whose ownerships are indicated
on the attached map by use of “circled letters”. (1) Print Name(s), (2) Provide mailing
addresses, (3) Indicate Lots owned and (4) Obtain signatures. (See Example Ownership
List)

Ownership Information may be obtained from:
Los Angeles City Clerk   or for the most Los Angeles County Assessor 
Property and Land Ownership     Current     Ownership Information 
200 North Spring Street   information 500 West Temple Street 
Room 360 Los Angeles, CA 90012 
Los Angeles, CA 90012  Phone: (213) 974-3211 
Phone: (213) 482-0060 

Provide the information as indicated: 

Print Names(s) of Property Owner(s) Here                                 Signature(s) Here 
A --------------------------------------------------------------------------------------------------- 

Print Mailing Address Here                                                    Owner of:  Lot or Parcel Here 

B --------------------------------------------------------------------------------------------------- 

C --------------------------------------------------------------------------------------------------- 

D --------------------------------------------------------------------------------------------------- 

E --------------------------------------------------------------------------------------------------- 

F --------------------------------------------------------------------------------------------------- 

G --------------------------------------------------------------------------------------------------- 

H ---------------------------------------------------------------------------------------------------  

I --------------------------------------------------------------------------------------------------- 

J --------------------------------------------------------------------------------------------------- 

K --------------------------------------------------------------------------------------------------- 
Add extra sheet(s) if necessary. 

Rev. 03/2025

N/AN/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A



 
 
 
 
 

CITY OF LOS ANGELES 
DEPARTMENT OF PUBLIC WORKS 
OFFICE OF THE CITY ENGINEER 

 
ENVIRONMENTAL ASSESSMENT FORM 

(Subject to Revision) 
 

Return to:  Land Development Group 
201 No. Figueroa Street  
2nd Floor, Suite 200  
Los Angeles, CA 90012 

 
Attention:  

       Section Head 
 
PLEASE TYPE 
 
DATE SUBMITTED:  

PROJECT TYPE:  

PROJECT ADDRESS/LOCATION:  

BETWEEN       AND 

PROJECT AREA (IN ACRES)  

REFERENCES:  PROJECT NO.  

C.D.       C.F. NO.  

ENGR. DIST.          W.O. 

DIST. MAP     DIV. INDEX 

OTHERS (SPECIFY)  

Applicant’s Name:       Phone 

Address:  

City:         Zip Code  

 
NOTE:  Not all projects will necessitate the preparation of an Environmental Impact Report 
(EIR)., In order to make a determination as to whether any significant environmental impacts could 
result from the proposed project or action, the following Environmental Assessment Form must be 
filled out and submitted to the City Engineer. 
 
As soon as possible, the Office of the City Engineer will determine whether or not the application will 
require an Environmental Impact Report and will notify the applicant accordingly. 
 
If your available data indicates that the project will have a significant adverse impact on the 
environment, you may.be required to submit a Draft Environmental Impact Report in addition to this 
assessment form. 
 
Please attach any maps, photographs, plot plans, preliminary development plans, or other pertinent 
information which will assist in determining the significance of this project’s impact. 

  

Rev. 03/2025

Armenia Aguilar (Street Vacation Section)

11/24/2025

Partial Street Vacation

531 College Street

Hill Street Yale Street

0.0615 acres

TBD

1

Central

135A215

AGI Avant Group LLC

1600 Lombard Street

San Francisco 94123



SECTION I 
 
Please complete the following on attached typewritten pages. 
 
A. Description of Project 

 
1. Objectives - Purpose of Project 

 
Describe in sufficient detail the objectives or purposes of the project. 
 
If the project could result in any adverse environmental effects or public 
objections, the applicant may use this Subsection to explain why the 
proposed project is believed to be the best course of action, describing the 
factors of overriding importance supporting this conclusion. 
 

2. Project Characteristics 
 
Describe the project’s physical (technical and environmental) 
characteristics including the actions or activities associated with the project 
(temporary construction activities as well as permanent operating 
activities). The description should not supply extensive detail beyond that 
needed to assess the potential environmental effects of the project’s 
characteristics. 
 

3. Existing Use of Property 
 
Describe the existing use of the property and the density or intensity of any 
structures to be removed. 
 

4. Relationship to Other Projects 
 
If the project is a component of larger plans or programs, describe the 
project’s future phases or extensions. If the project is part of a larger project 
for which an EIR has been required, or for which a Negative Declaration 
has been granted, attach the EIR or reference the Negative Declaration in 
this Subsection. 
 
Describe existing projects in tire surrounding area, which may have a 
major influence on, or be influenced by the proposed project. 
 

5. Other Project Permits Required 
 
List subsequent or subordinate public agency approvals or permits which 
will be necessary to the completion of the project (e.g. building permits, 
sewer connection permits, zone change or variance, conditional use, tract 
or parcel maps, APCD approval, etc.). Specify the type of permit or 
approval and the public agency involved, including Special Districts. 
 

B. Description of Existing Environmental Conditions 
 
Briefly describe the environmental conditions (social, economic and physical) 
in the area affected by the proposed project as existing prior to commencement 
of the project.  
 
Detailed information concerning individual environmental conditions should 
be provided only if the questions under Section II indicate that the project 
could result in a change in a particular environmental condition. For example, 
if views could be obstructed or changed by the project, then the environmental 
description should provide greater detail concerning the existing visual 
conditions that may be obstructed or changed. Similarly, of traffic congestion 
could be increased by the project, then the existing traffic pattern and levels 
of congestion should also be described in greater detail, if such increase is 
significant. 

  

Rev. 03/2025



ENVIRONMENTAL ASSESSMENT FORM – SECTION I ATTACHMENT 
PARTIAL STREET VACATION: NORTH SIDE OF COLLEGE STREET, BETWEEN HILL STREET AND 

YALE STREET 
 

SECTION I 
A. DESCRIPTION OF PROJECT 

 
1 Objectives – Purpose of Project 

 
The objective of the proposed partial street vacation (“Project” or “Proposed Project”) is 
to provide a consistent, straight lot line along the subject property’s College Street 
frontage, which will accommodate the development of an approved mixed-use 
development containing 455 dwelling units, including 91 deed-restricted affordable 
units.1 Prior right-of-way (ROW) dedications have altered the subject property’s College 
Street lot line such that the width of the half-ROW varies from 30 feet to 43 feet. However, 
according to the City’s Mobility Plan, College Street is categorized as a “Collector Street,” 
which only requires a half-ROW width of 33 feet. The applicant is proposing to vacate only 
the portions of this frontage which currently provide a half-ROW width in excess of 33 
feet. In association with the approved mixed-use development, the applicant is also 
anticipating a future street dedication of the portion of this frontage which currently 
provides a half-ROW of less than 33 feet. Together, the Proposed Project and the 
anticipated street dedication will ultimately result in a straight lot line which will provide 
a half-ROW width of 33 feet along the subject property’s entire College Street frontage, 
consistent with the City’s Mobility Plan standards. The resulting straight lot line will 
accommodate a more efficient design of the approved mixed-use development, allowing 
the building to provide a consistent “street wall” for the entire block between Hill Street 
and Yale Street, which will also enhance the pedestrian experience. The Proposed Project 
is not expected to result in any adverse environmental effects or public objections. The 
Proposed Project would not impact any property owners besides the applicant, as the 
Project would only occur adjacent to the applicant’s property.  

 
2. Project Characteristics 

 
The applicant proposes a partial street vacation of the sections of the subject property’s 
College Street frontage which have previously been dedicated beyond the necessary 33-
foot half-ROW line per the City’s Mobility Plan. The Proposed Project would vacate a total 
area of approximately 2,680 SF, and it would convert the existing inconsistent, jogging lot 
line into a consistent, straight lot line which complies with the City’s Mobility Plan 
standards. The Proposed Project will accommodate a more efficient design of the mixed-
use development, which has been approved by the Los Angeles City Planning Department 
(LACP) per LACP Case No. EAR-2025-3353-TOC-VHCA, as the resulting straight lot line will 
allow the construction of a consistent building frontage that will provide a consistent 

 
1 See Los Angeles City Planning Case No. EAR-2025-3353-TOC-VHCA 

https://planning.lacity.gov/pdiscaseinfo/search/casenumber/EAR-2025-3353-TOC-VHCA


“street wall” along the pedestrian realm. The resulting straight lot line will also simplify 
the excavation, shoring, and parking layout of the approved mixed-use development’s 
subterranean garage level as the basement walls will no longer be required to mirror the 
existing jogging College Street lot line.  
 
The mixed-use development’s proposed commercial, residential, and parking uses would 
extend into the area that is proposed to be vacated. The mixed-use development would 
also create a widened public sidewalk within a portion of the area proposed to be vacated. 
Although the existing width of the area between the street curb and the subject property 
line varies between 10 feet and 23 feet, the publicly accessible sidewalk remains only 10 
feet wide. In conjunction with the mixed-use development, the Proposed Project would 
widen the public sidewalk to 13 feet. The mixed-use development will include an 
additional minimum building setback of 5 feet along the College Street frontage, providing 
additional space for landscaping and a widened pedestrian way.  

 
3. Existing use of Property 

 
The Project would vacate approximately 2,680 SF of public ROW; however, much of this 
area currently is not accessible to the public as it is located behind the perimeter walls of 
the adjacent medical office/clinic facility. This medical office/clinic facility is improved with 
an approximately 90,000 SF structure and associated surface parking. No portions of the 
existing structure appear to be within the area proposed to be vacated. The medical 
office/clinic facility (including all site improvements) would be demolished in order to 
construct the approved mixed-use development.  
 
4. Relationship to Other Projects 

 
The Proposed Project would facilitate the construction of the aforementioned mixed-use 
development with 455 dwelling units, including 91 deed-restricted affordable units. In 
accordance with State Law2 and the City’s Housing Element Sites & Minimum Density 
Ordinance (HESMD), the mixed-use development was approved ministerially by LACP on 
September 19, 2025.3  
 
5. Other Project Permits Required 

 
Revocable construction permits for the proposed mixed-use development are anticipated 
to be obtained while the street vacation application is being processed, including but not 
limited to building, grading/haul route, plumbing, electrical, HVAC, and elevator permits.  

 
B. DESCRIPTION OF EXISTING ENVIRONMENTAL CONDITIONS 
 

 
2 Government Code Section 65583.2(h) & (i) 
3 EAR-2025-33353-TOC-VHCA Case Summary & Documents 

https://leginfo.legislature.ca.gov/faces/selectFromMultiples.xhtml?lawCode=GOV&sectionNum=65583.2.
https://planning.lacity.gov/pdiscaseinfo/search/casenumber/EAR-2025-3353-TOC-VHCA


The area that is proposed to be vacated is currently largely inaccessible to the public, as it is 
mostly located behind the existing medical facility’s perimeter wall. Consequently, the 
Proposed Project will not affect existing social, economic, or physical environmental 
conditions.  
 
The mixed-use development (which the Proposed Project will facilitate) will increase publicly 
accessible areas by removing the existing perimeter walls and widening the pedestrian realm. 
The mixed-use development will not alter the existing roadways, so it will not affect vehicular 
access to area properties or nearby communities. The mixed-use development will not remove 
any existing housing, so it will not displace any existing residents. On the contrary, the mixed-
use development will increase availability of housing by creating 455 new housing units, 
including 91 deed-restricted affordable housing units. The mixed-use development will create 
employment opportunities on-site during construction, and its commercial and medical office 
spaces will create additional employment opportunities on-site after construction is 
completed. The new residents of the 455-unit mixed-use development will also help to sustain 
local businesses, creating and preserving employment opportunities in the surrounding area. 
There are no racial, ethnic, religious or other social groups in the community that may be 
affected by the mixed-use development, nor would the mixed-use development change the 
social or economic composition of the community. The mixed-use development will not 
impact any historical resource, site or setting. The mixed-use development will not affect the 
continued use or enjoyment of a natural, ecological, recreational or scenic area or resources.  

 
  



SECTION II 
 
Please answer the following questions. If your answer is YES to one or more of the 
questions, please explain each YES answer on a separate typewritten page(s) attached to 
this Form. 

  YES         NO 
1. Could the project result in higher densities and more intensive 

land use? 
 

2. Could the project serve to encourage or facilitate development 
of presently undeveloped areas or intensify development of 
already developed areas outside the project establish any 
project area? Could the project establish any precedents or 
facilitate any other projects of which the impact may be 
significant? 
 

NOTE: Examples include the introduction or expansion 
of facilities such as streets, water mains or sewer 
lines, or the increase in development pressure 
resulting from changes in adjacent property 
values induced by the proposed project. 

 
3. Could the project result in the temporary or permanent 

displacement of people or annoyance to community residents? 
 

4. Could employment or the availability of housing in the 
community be affected by the project? 

 
5. Could any racial, ethnic, religious or other established social 

group in the community be affected by the project? Could the 
social or economic composition of the community be changed 
by the project? 

 
6. Could the project cause increased traffic congestion or draw 

non-residential traffic through a residential neighborhood, or 
cause increased street parking or loading? Could the project 
cause increased congestion in the use of other facilities 
(recreational, commercial or other)? 
 

7. Could views from neighboring properties be changed or 
obstructed by the project? Could the project affect the aesthetic 
character of the neighborhood or community? 

 
8. Could existing ambient noise levels be increased by the project 

(including during its construction period) to the extent that 
present or future residents or passersby would be annoyed to 
any degree? Could adjoining occupational, recreational or 
wildlife areas be affected by increases in ambient noise levels? 

 
9. Could the project change or disrupt any historical, cultural or 

archaeological site or its setting? 
 

NOTE: The setting of such sites includes surrounding 
areas, the nature of which are important to the 
understanding and enjoyment of tire site itself. 

 
 
 
 
 
 
 
 
 
 
 

Rev. 03/2025

✔

✔

✔

✔

✔

✔

✔

✔

✔



  YES         NO 
10. Are any of the natural of man-made features in the project 

area unique; that is, not found in other parts of the City? 
 

NOTE:  Unique features include those areas, 
structures, biological phenomena, etc., that 
exhibit distinguishing characteristics not 
found in other areas, or found only in a small 
number of areas. 

 
11. Could the project change or affect the continued use or 

enjoyment of a natural, ecological, recreational or scenic area 
or resource? 
 

12. Could the project affect the potential use, extraction or 
conservation of a scarce natural resource? 

 
NOTE: Examples include, but are not limited to:  
 
 Developments which affect the extraction of 

rock, sand, gravel or other mineral resources. 
 

Use which affect the multiple use of natural 
resources in scarce supply. 
 
Activities which tend to affect the supply or 
availability of natural resources that are in scarce 
supply. 
 

13. Does the project area serve as a habitat, food source, nesting 
place, source of water, etc., for any rare or endangered plant, 
wildlife or fish species? 
 

14.  Could the project injure fish, or wildlife, or their habitat, or 
interfere with the movement of any resident or migratory fish 
or wildlife species? 

 
15.  Could the project change existing features of any lagoon, bay, 

tideland or their setting? 
 
16.  Could the project change existing features of any beach or its 

surroundings, or is it located within 1,000 yards of mean high 
tide? 

 
17.  Will the project produce emission of any type, which will be 

directly injected into the atmosphere? (Particulate matter as 
well as chemical pollutants should be considered.) 

 
18.  Will the project produce any offensive or irritating odors? 
 
19.  Will trees or landscaping be removed? 
 
20.  Does the project involve construction in hilly or mountainous 

terrain? 
 
21.  Could any grading, blasting, excavating or drilling be required 

to implement the project? 
 
22.  Will the project involve construction in areas involving 

possible geologic or soils hazards or in areas subject to periodic 
flooding? 

 
 
 
 
 
 

Rev. 03/2025

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔
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EXECUTIVE OFFICES 
200 N. SPRING STREET, ROOM 52S 
LOS ANGELES, CA 90012-4801 

(213) 978-1271 
COMM ISS ION O FFICE 

(213) 978-1300 

CITY PLANNING COMM ISSION 

CAROLINE CHOE 
VICE-PRESIDENT 

PRISCILLA CHAVEZ 
MARTINA DIAZ 

SARAH JOHNSON 
PHYLLIS KLEIN 

BRIAN ROSENSTEIN 
JACOB SAITMAN 

ELIZABETH ZAMORA 

CALIFORNIA 

KAREN BASS 
MAYOR 

VINCENT P. BERTONI, AICP 
DIRECTOR 

KEVIN J. KELLER, AICP 
EXECUTIVE OFFICER 

SHANA M.M. BONSTIN 
DEP UTY DIRECTOR 

HAYDEE URITA-LOPEZ 
DEPUTY DIRECTOR 

ARTHI L. VARMA, AICP 
DEPUTY DIRECTOR 

LISA M. WEBBER, AICP 
DEPUTY DIRECTOR 

EXPANDED ADMINISTRATIVE REVIEW DETERMINATION 
TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM 

September 19, 2025 

Applicant 
AGI Avant Group Partners LLC 
1600 Lombard Street 
San Francisco, CA 94123 

Owner 
531 W College LLC 
1668 S. Garfield Avenue, 2nd Floor 
Alhambra, CA 91801 

Representative 
Jon Meyer 
Craig Lawson & Co., LLC 
3221 Hutchison Avenue, #D 
Los Angeles, CA 90034 

Case No.: 
Related Case No.: 

CEQA: 
Location: 

Council District: 
Neighborhood Council 
Community Plan Area: 

Land Use 
Designation: 

EAR-2025-3353-TOC-VHCA 
NIA 
NIA 
531 W. College Street; 909-
911 N. Hill Street; 912-930 N. 
Yale Street 
1 - Hernandez 
Historic Cultural North 
Downtown 
Regional Commercial 

Zones: C2-2, C2-2D 
Legal Description: Lots 1-2, 3 (portion), 5-7; Block 

41, Ord's Survey Tract 

Pursuant to the Los Angeles Municipal Code (LAMC) Section 12.22 A.31, I have reviewed the proposed 
project and as the designee of the Director of City Planning, I hereby: 

1. Determine that, based on the whole of the administrative record, that the Project is statutorily 
exempt from the California Environmental Quality Act (CEQA) as a ministerial project, pursuant 
to California Government Code Section 65651 and Public Resources Code Section 
21080(b)(1) and 21080.27(b)(1); 

2. Approve with Conditions a Tier 1 TOC housing development project consistent with the 
Transit Oriented Communities Affordable Housing Incentive Program with a total of 455 
dwelling units, including 91 dwelling units reserved for Lower Income Household occupancy 
for a period of 99 years, along with the following Additional incentive: 

a. Yard/Setbacks. Utilization of any or all yard requirements for the RAS3 Zone for 
the side and rear yard setbacks; 

3. Adopt the attached findings and Conditions of Approval. 
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CONDITIONS OF APPROVAL 

Pursuant to LAMC Section 12.22 A.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 
LAMC 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 City Planning. 
Each change shall be identified and justified in writing. 

2. On-site Restricted Affordable Units. A total of 91 units shall be set aside for Lower Income 
Households, as defined by the Los Angeles Housing Department (LAHD), California Government 
Code Section 65915(c)(2), and Section 50079.5 of the California Health and Safety Code. 

3. Changes in On-site Restricted Units. Deviations that increase the number of restricted 
affordable units or that change the composition of units or change parking numbers shall be 
consistent with LAMC Section 12.22 A.31. 

4. Housing Requirements. Prior to issuance of a building permit, the owner shall execute a 
covenant to the satisfaction of LAHD to make 20 percent of the total number of dwelling units 
available to Lower Income Households, for sale or rental as determined to be affordable to such 
households by LAHD for a period of 99 years. In the event the applicant reduces the proposed 
density of the project, the number of required set-aside affordable units may be adjusted, 
consistent with LAMC Section 12.22 A.31, to the satisfaction of LAHD, and in consideration of 
the project's SB 8 or SB 330 Determination. Enforcement of the terms of said covenant shall be 
the responsibility of LAHD. 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 Guidelines 
for the Affordable Housing Incentives Program adopted by the City Planning Commission and 
with any monitoring requirements established by the LAHD. Refer to the Density Bonus 
Legislation Background section of this determination. 

5. Rent Stabilization Ordinance (RSO). Prior to the issuance of a Certificate of Occupancy, the 
owner shall obtain approval from the Los Angeles Housing Department (LAHD) regarding 
replacement of affordable units, provision of RSO Units, and qualification for the Exemption from 
the Rent Stabilization Ordinance with Replacement Affordable Units in compliance with 
Ordinance No. 184,873. In order for all the new units to be exempt from the Rent Stabilization 
Ordinance, the applicant will need to either replace all withdrawn RSO units with affordable units 
on a one-for-one basis or provide at least 20 percent of the total number of newly constructed 
rental units as affordable, whichever results in the greater number. The executed and recorded 
covenant and agreement submitted and approved by LAHD shall be provided. 

6. Base Incentives. 

a. Residential Density. The project shall be limited to a maximum density of 455 residential units, 
including On-site Restricted Affordable Units. 

b. Floor Area Ratio. Development of the subject property shall be limited to a maximum Floor 
Area Ratio (FAR) of up to 3.0:1 on the C2-2D Zone portion and 6:0:1 on the C2-2 Zone portion 
of the project site. 

c. Parking. 
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i. Automobile Parking. Pursuant to California Government Code Section 65915(p)(3) 
and AB 2097, the project shall not be required to provide any minimum vehicle parking. 
The applicant may choose to provide a greater amount of vehicle parking. 

ii. Bicycle Parking. Bicycle parking shall be provided in compliance with the Municipal 
Code and to the satisfaction of the Department of Building and Safety. No variance from 
the bicycle parking requirements has been requested or granted herein. 

iii. Unbundling. Required parking may be sold or rented separately from the units, with the 
exception of all Restricted Affordable Units which shall include any required parking in 
the base rent or sales price, as verified by the Los Angeles Housing Department. 

iv. Electric Vehicle Parking. All electric vehicle charging spaces (EV Spaces) and electric 
vehicle charging stations (EVCS) shall comply with the regulations outlined in Sections 
99.04.106 of Article 9, Chapter IX of the LAMC. 

7. Additional Incentives. 

a. Yards/Setbacks. Utilization of yard requirements for the RAS3 Zone for the side yard setbacks 
shall be permitted. The side yard setback facing College Street shall be a minimum of 5 feet. 

8. Landscaping. 

a. 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. 

b. All planters containing trees shall have a minimum depth of 42 inches, including those located 
on the rooftop. 

9. Street Trees. Street trees shall be provided to the satisfaction of the Urban Forestry Division. 
Street trees may be used to satisfy on-site tree requirements pursuant to LAMC Article Section 
12.21.G.3 (Chapter 1, Open Space Requirement for Six or More Residential Units). 

10. 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. 

11 . Mechanical Equipment. All mechanical equipment on the roof shall be screened from view. The 
transformer(s), if located at-grade and facing the public right-of-way, shall be screened with 
landscaping or a green wall. 

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

13. Maintenance. The subject property (including any trash storage areas, associated parking 
facilities, sidewalks, driveways, yard areas, parkways, and exterior walls along the property lines) 
shall be maintained in an attractive condition and shall be kept free of trash and debris. 

14. Solar Energy. The project shall comply with the Los Angeles Municipal Green Building Code, 
Section 99.05.211.1, to the satisfaction of the Department of Building and Safety. 
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Administrative Conditions 

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 builping permit by the Department of Building & 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 & 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. 

16. Covenant. Prior to the effectuation of this grant, 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 (standard 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 Department of City Planning 
for approval before being recorded. After recordation, a certified copy bearing the Recorder's 
number and date shall be provided for inclusion in case file. 

17. 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 Approval herein 
attached as a cover sheet, and shall include any modifications or notations required herein. 

18. 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. 

19. 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 . 

20. Department of Building & Safety. The granting of this determination by the Director of Planning 
does not in any way indicate full compliance with applicable provisions of the Los Angeles 
Municipal Code Chapter IX (Building Code). Any corrections and/or modifications to plans made 
subsequent to this determination by a Department of Building & 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 & 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. 

21 . Department of Water and Power. Satisfactory arrangements shall be made with the Los 
Angeles Department of Water and Power (LADWP) for compliance with LADWP's Rules 
Governing Water and Electric Service. Any corrections and/or modifications to plans made 
subsequent to this determination in order to accommodate changes to the project due to the 
under-grounding of utility lines, that are outside of substantial compliance or that affect any part 
of the exterior design or appearance of the project as approved by the Director, shall require a 
referr~I 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. 

22. Enforcement. Compliance with and the intent of these conditions shall be to the satisfaction of 
the Department of City Planning. 
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23. Expiration. In the event that this grant is not utilized within three years of its effective date (the 
day following the last day that 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. 

24. Expedited Processing Section Fee. Prior to the clearance of any conditions, the applicant shall 
show proof that all fees have been • paid to the Department of City Planning, Expedited 
Processing Section. 

25. Indemnification and Reimbursement of Litigation Costs. 

Applicant shall do all of the following: 

a. 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. 

b. 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 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. 

c. 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 an·d 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 (b ). 

d. 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 r!9imburse the City pursuant to the requirement in 
paragraph (b ). 

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

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

The City shall have the sole right to choose its counsel, including the City Attorney's office 
or outside counsel. At its sole discretion, the City may participate at its own expense in the 
defense of any action, but such participation shall not relieve the applicant of any obligation 
imposed by this condition. In the event the applicant fails to comply with this condition, in 
whole or in part, the City may withdraw its defense of the action, void its approval of the 
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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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PROJECT BACKGROUND 

The subject property is comprised of six contiguous lots with a total lot area of approximately 105,353 
square feet (2.42 acres), with street frontages along College Street, Hill Street, and Yale Street, in the 
Chinatown neighborhood. According to a Yard Determination Letter prepared by LADBS staff and 
dated January 27, 2025, the project site is considered to be a Through Lot, with front yards along the 
Hill Street and Yale Street frontages and side yards along the College Street frontage and the northern 
property line. The Applicant is proposing a partial street vacation (processed by the Bureau of 
Engineering with final approval by the City Council) along the project site's College Street frontage to 
align with the public right-of-way dimensions and standards pursuant to Mobility Plan 2035 which 
would result in a total lot area of approximately 107,699 square feet (2.47 acres). The topography of 
the project site features an upward slope from Hill Street to Yale Street. 

The project site is located in the Downtown Community Plan area with a current zoning designation of 
[MN1-SH2-5][CX1-FA][CPIO] and [MN1-AL2-5][CX1-FA][CPIO]. The project site was previously 
located in the Central City North Community Plan with zoning designations of C2-2 and C2-2D. The 
Central City North Community Plan was replaced by the Downtown Community Plan on January 27, 
2025, with the new zoning designations in effect as of February 6, 2025. Due to the project's vesting 
rights pursuant to the Housing Crisis Act (HCA) which were granted on December 19, 2024 (Case No. 
PAR-2024-7865-VHCA), prior to the operative date of the Downtown Community Plan and effective 
date of the zone change, the project is subject to the policies and standards associated with the former 
Central City North Community Plan and the C2-2 and C2-2D zones. As of the HCA vesting date, the 
project site's General Plan Land Use designation was "Regional Commercial, with the site's parcels 
fronting Hill Street zoned C2-2 and the parcels fronting Yale Street zoned C2-2D. The parcels fronting 
Yale Street were subject to a Development "D" Limitation, per Ordinance No. 164,855, which restricted 
development on those parcels to a Floor Area Ratio (FAR) of 3.0:1. Including the lot area of the 
proposed street vacation, approximately 48,929 square feet of the project site is within the C2-2 Zone 
while approximately 58,770 square feet of the site is within the C2-2D Zone. 

The project site is currently improved with an approximately 90,000 square-foot medical office/clinic 
facility (which is approximately 90 percent vacant) and associated surface parking. The proposed 
project involves the demolition and removal or all existing improvements (including all on-site trees 
and one street tree) to construct a new 455-unit mixed-use project, including 91 restricted affordable 
units for Lower Income household occupancy, approximately 10,098 square feet of retail space, and 
7,707 square feet of medical office space. The proposed project would rise to a maximum height of 
eight (8) stories and 87-feet, 10-inches. The proposed project would include approximately 4 73 parking 
stalls located within a proposed garage level and the first three above-grade levels. The proposed 
retail spaces are located on the building's first floor along the Hill Street frontage and the eastern end 
of the College Street frontage. Due to the topography of the site, the proposed medical office space is 
at-grade along Yale Street although it is located within the building's second floor. The project provides 
a variety of residential amenities, including approximately 48,714 square feet of common and private 
open space. Outdoor courtyards and amenity decks are provided on the first, fourth, seventh, and 
eighth floors, including a pool deck on the fourth floor oriented toward College Street. Seven recreation 
rooms are provided on the building's second, third, fourth, and seventh floors. Additionally, the project 
provides a publicly accessible paseo on the first floor near the northeastern corner of the project site. 
The entrances to the paso align with Chiang Kai-Shek Road to the north and Lei Min Way to the east 
of the project site, thus enhancing the neighborhood's network of pedestrian-only streets. 

Ministerial Review 

The project site is identified as a Lower Income Rezoning Housing Element Site (Zl-2534). Pursuant 
to California Government Code Section 65583.2 and LAMC 16.70 F.2, projects located on Lower 
Income Housing Element Rezoning Sites that set aside at least 20 percent of the units for Lower 
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Income Households are eligible for Housing Element Streamlining (HES) and shall be subject to 
ministerial approval. The proposed project qualifies for HES because 20 percent of the units are set 
aside for Lower Income Households. As such, the project shall be subject to an Expanded 
Administrative Review process consistent with LAMC 16.70 F.2 and California Housing Element Law. 

Pursuant to the Transit Oriented Communities (TOC) Affordable Housing Incentive Program, the 
applicant requests Base Incentives and one Additional Incentive in exchange for reserving at least 10 
percent, or 54 units, for Lower Income Households. The project site is approximately 850 feet from the 
entrance to the Chinatown Metro Rail station, which is served by the Metro A Line. Pursuant to AB 
2097, projects located within ½ mile of a major transit stop are not required to provide any parking. 
Nevertheless, the Project proposes to voluntarily provide approximately 473 parking stalls. The project 
site is within a Tier 4 TOC Incentive Area; however, the applicant is requesting Tier 1 TOC Incentives 
to request 1 Additional Incentive to reduce the project's College Street side yard setback to 5 feet in 
accordance with the RAS3 Zone side yard setback requirements. The project will set aside 20 percent 
of the total number of units, or 91 units, for Lower Income household occupancy, thus meeting the 
requirement for on-site restricted affordable units for a Tier 1 TOC project. Therefore, the Project meets 
all eligibility requirements for the Transit Oriented Communities (TOC) Affordable Housing Incentive 
Program and Housing Element Streamlining. 

Surrounding Properties 

The project site is located in a highly urbanized neighborhood characterized by a mix of residential, 
mixed-use, commercial, and industrial developments . Immediately to the north of the project site is a 
pedestrian mall (Chiang Kai-Shek Road) lined with commercial and mixed-use buildings. Chiang Kai­
Shek Road connects with a network of other pedestrian-only streets on the west side of Hill Street. 
Immediately to the east of the project site, across Hill Street, there are additional commercial and 
mixed-use buildings, and the entrance to another pedestrian-only street (Lei Min Way), which connects 
with a network of other pedestrian-only streets between Hill Street and Broadway. Additional 
commercial buildings are located immediately west of the project site, across Yale Street. South of the 
project site, across College Street, is an elementary school (Castelar Elementary School). 

Streets and Circulation 

Yale Street, adjoining the Project site to the west, is a designated Local Street - Standard, with a 
dedicated right-of-way width of 80 feet and improved with asphalt roadway, concrete curb, gutter, 
and sidewalk. 

College Street, adjoining the Project site to the south, is a designated Collector, with a variable 
right-of-way width between 73 feet and 86 feet and improved with asphalt roadway, concrete curb, 
gutter, and sidewalk. 

Hill Street, adjoining the Project site to the east, is a designated Avenue I, with a variable right-of­
way width between 80 feet and 85 feet and improved with asphalt roadway, concrete curb, gutter, 
and sidewalk. 

HOUSING REPLACEMENT 

No Net Loss Declaration. Pursuant to LAMC Ch 1 16.60 A.5, a Housing Development Project must 
include at least as many residential dwelling units as the greatest number of residential dwelling units 
that existed on the project site within the last five years (i.e., "no net loss"). Projects subject to the 
Resident Protections Ordinance that result in a net loss of housing are prohibited. The applicant has 
submitted a No Net Loss Declaration dated June 12, 2025. 
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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 
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. 

a. Tier 1 - 8% of the total number of dwelling units shall be affordable to Extremely Low 
Income (ELI) income 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. 

b. Tier 2 - 9% ELI, 12% VL or 21% Lower. 
c. Tier 3 - 10% ELI, 14% VL or 23% Lower. 
d. Tier 4 - 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 development, the Project is required to reserve 20 
percent of the 455 total dwelling units for Lower Income Households which equates to 91 on­
site dwelling units as part of the Housing Development. Therefore, 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 TOG Guidelines. 

As defined in the TOC Guidelines, a Major Transit Stop is defined as a site with an existing rail 
transit station 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. Per 
the project's TOC Referral form, dated May 5, 2025, the Project site is qualified by the 
intersection of Metro Local Bus 90 and the LADOT Dash Lincoln Heights/Chinatown. These 
bus lines provide commuters access to housing, job centers, schools, and communities 
amenities across the City. As such, 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 Los Angeles Housing Department 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. 

Pursuant to the No Net Loss Declaration, dated June 12, 2025, there are no housing 
replacement requirements. The Project proposes 455 dwelling units, of which 91 units will be 
set aside for Lower Income Households and the remaining 363 units will be rented at market­
rate. As such, the Project meets the eligibility requirement for providing replacement housing 
consistent with California Government Code Section 65915(c)(3). 
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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 Jaw) 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. The Project will 
construct an eight-story residential building with 455 dwelling units, consistent with the TOC 
Guidelines. The TOC Incentives are applied throughout the entirety of the site and no 
development bonuses under any other state or local program will be utilized. The Project 
proposes 455 dwelling units of which 91 units will be set aside for Lower Income Households 
and the remaining 363 units will be rented at market-rate. 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 TOG Guidelines. Up to three Additional 
Incentives listed in Section VII of the TOG 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 Section IV. 1 above 
(except Moderate Income units). 

a. 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. 

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 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. 

As an eligible housing development, the Project is qualified to receive the Base Incentives 
listed in the TOC Guidelines. The Project also requests one (1) Additional Incentive as follows: 
utilization of any or all yard requirements for the RAS3 zone. The Project shall set aside a 
minimum of 10 percent of the base units proposed, or 54 units, for Lower Income households 
for the one requested Additional Incentive. The Project proposes 455 dwelling units of which 
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91 units will be set aside for Lower Income Households. 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 VII of 
these Guidelines (for a total of up to five Additional Incentives) . 

The Project is not seeking Additional Incentives beyond the one permitted in exchange for 
reserving at least 20 percent of the total units for Lower Income households. The Project will 
set aside 20 percent of the total units, or 91 units, for Lower Income Households. As such, the 
Project need not adhere to the labor 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 Ill above. 

The proposed residential building is located on six contiguous lots which are all designated 
within a Tier 1 TOC Affordable Housing Incentive Area. With 455 dwelling units proposed, the 
Project will reserve at least 20 percent of the total proposed number of units, or 91 units, for 
Lower Income Households. 

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 project is eligible for up to Tier 4 of the TOC program, but the Applicant has selected to 
utilize the provisions of Tier 1. As such, the applicant is setting aside at least 20 percent of the 
total number of dwelling units, or 91 units, for Lower Income households. 

9. 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. 

The Project does not consist of 100 percent On-Site Restricted Affordable units. It is not eligible 
for or seeking an increase in Tier. As such, this eligibility requirement does not apply. 

10. Design Conformance. Projects seeking to obtain Additional Incentives shall be subject to any 
applicable design guidelines, including any Community Plan design guidelines, Specific Plan 
design guidelines and/or Citywide Design Guidelines and may be subject to conditions to meet 
design performance. The conditions shall not preclude the ability to construct the building with 
the residential density permitted by Section VI. 

The Project as proposed and as conditioned, meets the intent of the Citywide Design 
Guidelines (adopted by City Planning Commission October 24, 2019). The proposed 
development has been conditioned to ensure a well-designed project and compliance with the 
Design Guidelines. The project will be providing approximately 10,098 square feet of retail 
space and 7,707 square feet of medical office space. The proposed retail spaces are located 
along the project's Hill Street frontage and eastern end of the College Street frontage, while 
the proposed medical office space is located along the project's Yale Street frontage. The 
project features publicly accessible paseos near the northeastern corner of the project site 
which align with Chiang Kai-Shek Road to the north and Lei Min Way to the east, thus 
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enhancing the neighborhood's existing network of pedestrian-only streets. Residential 
entrances are located along the corner of College Street and Hill Street, near the retail spaces, 
and within the proposed paseo. A bike storage room/repair shop is proposed along the College 
Street frontage, also near the retail spaces. The project includes many residential units with 
balconies that face both the public realm and interior open spaces, including the public paseo 
and spacious open space areas on the fourth, seventh, and eighth floors. In these ways, the 
project creates a sense of porosity and "eyes on the street". Regarding fagade articulation, the 
project will utilize breaks along the building's exterior with changes in depth, color, building 
materials, windows, and balconies as shown in the "Exhibit A". These design features not only 
provide visual interest to the project, but also promote a safe, comfortable, and pedestrian­
friendly environment. The project incorporates a variety of high-quality materials and an 
architectural theme which pays homage to the historic Chinatown neighborhood. Thus, the 
project conforms to the applicable design guidelines and conditions have been imposed 
accordingly. 

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM 
/AFFORDABLE HOUSING INCENTIVES COMPLIANCE FINDINGS 

1. Pursuant to Section 12.22 A.25(g)(2)(i)(c) of the LAMC and Section 65915(e) of the 
California Government Code, the Commission shall approve a density bonus and 
requested incentive(s) unless the Commission finds that: 

a. The incentives do not result in identifiable and actual cost reductions to provide for affordable 
housing costs, as defined in California Health and Safety Code Section 50052.5 or Section 
50053 for rents for the affordable units. 

The record does not contain substantial evidence that would allow the Director to make a 
finding that the requested incentives are not necessary to provide for affordable housing 
costs per State Law. The California Health & Safety Code Sections 50052.5 and 50053 define 
formulas for calculating affordable housing costs for very low, low, and moderate income 
households. Section 50052.5 addresses owner-occupied housing and Section 50053 
addresses rental households. Affordable housing costs are a calculation of residential rent 
or ownership pricing not to exceed 25 percent gross income based on area median income 
thresholds dependent on affordability levels. 

The list of Additional Incentives in the Transit Oriented Communities Guidelines was pre­
evaluated at the time the Transit Oriented Communities 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 
Additional Incentives are required to provide for affordable housing costs because the 
incentives by their nature increase the scale of the Project. 

Yard/Setback. The requested Additional Incentive to permit utilization of any or all yard 
requirements for the RAS3 zone for the side yard setbacks is expressed in the Menu of 
Incentives in the Transit Oriented Communities Guidelines, which permit exceptions to 
zoning requirements that result in building design or construction efficiencies that facilitate 
affordable housing costs. The proposed eight-story residential mixed-use building will be 
developed in the C2-2 and C2-2D zones which requires a 0-foot front yard setback and 11-
foot side yard setback for residential uses. While the project complies with the 0-foot side 
yard setback for its commercial portions, the project will utilize an Additional Incentive to 
provide a reduced side yard setback of 5 feet for the residential uses. The project will 
maintain a front yard setback of zero feet in accordance with the zoning of the project site. 
With the incentive, the project will dedicate more floor area to the construction of additional 
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dwelling units thereby allowing for more affordable units to be set aside for Lower Income 
households. This incentive supports the Applicant's decision to reserve 20 percent of its 
total units, or 91 units, as affordable housing units. 

b. The Incentive will have a specific adverse impact upon public health and safety, 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 has been no evidence provided that indicated that the proposed 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. 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 proposed project requests a single Additional Incentive that is permitted for an 
Eligible Housing Development per the TOG Guidelines, consistent with Tier 1 of the TOC 
Incentives, pursuant to LAMC 12.22 A.31. The project has been designed to meet current 
building code standards that will result in a mixed-use development that is safe and does not 
jeopardize the health of its residents, visitors, and property management team. The proposed 
project does not adversely impact the public health of the surrounding area as the proposed 
uses are consistent with the existing multi-family residential and community-serving retail 
uses in the surrounding area. There are no proposed uses on the 'project site that are 
inconsistent with the residential and commercial uses and zones in the immediate project 
vicinity that will jeopardize the health, safety, or physical environment by emitting excess air 
pollution, noise, vibration, odors, toxic materials, or other nuisance impacts. The project is 
consistent with the goals of the Central City North Community Plan and Housing Element to 
provide more housing, including affordable housing, particularly along commercial corridors 
and near high-quality transit stations. The project site also does not involve a contributing 
structure in a designated Historic Preservation Overlay Zone or on the City of Los Angeles 
list of Historic-Cultural Monuments. 

Therefore, there is no substantial evidence that the proposed project will have a specific 
adverse impact on public health and safety, or the physical environment or on any real 
property that is listed in the California Register of Historical Resources. 

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

There is no substantial evidence in the record indicating that the requested incentives are 
contrary to any state and federal law. 

ADDITIONAL MANDATORY FINDINGS 

2. The National Flood Insurance Program rate maps, which are a part of the Flood Hazard 
Management Specific Plan adopted by the City Council by Ordinance No. 172,081, have been 
reviewed and it has been determined that this project is located in Zone X, areas of minimal flood 
hazard. 
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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, a transit-based 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 ½ mile of a major transit stop. Major transit stops are 
defined under existing State law. 

The TOC Guidelines, adopted 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. 

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 Section 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 . 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. 

Verification of condition compliance with building plans and/or building permit applications are done at 
the Development Services Center of the Department of City Planning at either Figueroa Plaza in 
Downtown Los Angeles, West Los Angeles Development Services Center, or the Marvin Braude 
Constituent Service Center in the Valley. 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 by calling (213) 482-7077, (310) 231-2901, (818) 374-5050, or through the 
Department of City Planning website at http://cityplanning.lacity.org. The applicant is further advised 
to notify any consultant representing you of this requirement as well. 

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 $1,000 or by imprisonment in the County Jail for a period of not more than six months, 
or by both a fine and imprisonment." 

TRANSFERABILITY 

This determination runs with the land. In the event the property is to be sold, leased, rented or occupied 
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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. 

APPEAL PERIOD -EFFECTIVE DATE 

This grant is not a permit or license and any permits and/or licenses required by law must be obtained 
from the proper public agency. If any Condition of this grant is violated or not complied with, then the 
applicant or their successor in interest may be prosecuted for violating these Conditions the same as 
for any violation of the requirements contained in the Los Angeles Municipal Code (LAMC). 

This determination will become effective after the end of appeal period date on the first page of this 
document, unless an appeal is filed with the Department of City Planning. An appeal application must 
be submitted and paid for before 4:30 PM (PST) on the final day to appeal the determination. Should 
the final day fall on a weekend or legal City holiday, the time for filing an appeal shall be extended to 
4:30 PM (PST) on the next succeeding working day. Appeals should be filed early to ensure the 
Development Services Center (DSC) staff has adequate time to review and accept the documents, 
and to allow appellants time to submit payment. 

An appeal may be filed utilizing the following options: 

Online Application System (OAS): The OAS (https://planninq.lacity.gov/oas) allows entitlement 
appeals to be submitted entirely electronically by allowing an appellant to fill out and submit an appeal 
application online directly to City Planning's DSC, and submit fee payment by credit card or e-check. 

Drop off at DSC. Appeals of this determination can be submitted in-person at the Metro or Van Nuys 
DSC locations, and payment can be made by credit card or check. City Planning has established drop­
off areas at the DSCs with physical boxes where appellants can drop off appeal applications; 
alternatively, appeal applications can be filed with staff at DSC public counters. Appeal applications 
must be on the prescribed forms, and accompanied by the required fee and a copy of the determination 
letter. Appeal applications shall be received by the DSC public counter and paid for on or before the 
above date or the appeal will not be accepted. 

Forms are available online at http://planninq.lacity.gov/development-services/forms. Public offices are 
located at: 

Metro DSC Van Nuys DSC 

201 N. Figueroa Street 6262 Van Nuys Boulevard 
Los Angeles, CA 90012 Van Nuys, CA 91401 
planning.figcounter@lacity.org Qlanning.mbc2@lacity.org 
(213) 482-7077 (818) 374-5050 

South LA DSC West LA DSC 

(In person appointments available on (CURRENTLY CLOSED) 
Tuesdays and Thursdays 8am-4pm only) 1828 Sawtelle Boulevard 
8475 S. Vermont Avenue West Los Angeles, CA 90025 
1st Floor Qlanning.westla@lacity.org 
Los Angeles, CA 90044 (310) 231-2901 
planning.southla@lacity.org 



Case No. EAR-2025-3353-TOC-VHCA PAGE 16 

City Planning staff may follow up with the appellant via email and/or phone if there are any questions 
or missing materials in the appeal submission, to ensure that the appeal package is complete and 
meets the applicable LAMC provisions. 

If you seek judicial review of any decision of the City pursuant to California Code of Civil Procedure 
Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than the 
90th day following the date on which the City's decision became final pursuant to California Code of 
Civil Procedure Section 1094.6. There may be other time limits which also affect your ability to seek 
judicial review. 

Verification of condition compliance with building plans and/or building permit applications are done 
at the City Planning Metro or Valley DSC locations. An in-person or virtual appointment for Condition 
Clearance can be made through the City's BuildLA portal (appointments.lacity.gov). The applicant is 
further advised to notify any consultant representing you of this requirement as well. 

QR Code to 
Online Appeal Filing 

QR Code to Forms for In­
Person Appeal Filing 

--QR Code to BuildLA 
Appointment Portal for 
Condition Clearance 

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 the Transit Oriented 
Communities/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 limits per the underlying zone(s) and the appurtenant parking reductions are not a discretionary 
action and therefore cannot be appealed. Only the requested incentives are appealable. Per LAMC 
Sections 12.22 A.25 and 12.22 A.31, appeals of Density Bonus Compliance Review and Transit 
Oriented Communities cases with the Director of Planning or Zoning Administrator as the initial 
decision maker are heard by the City Planning Commission. 

Note of Instruction Regarding the Notice of Exemption: Applicant is hereby advised to file the Notice 
of Exemption for the associated categorical exemption after the issuance of this letter. If filed, the form 
shall be filed with the County of Los Angeles, 12400 Imperial Highway, Norwalk, CA 90650, pursuant 
to Public Resources Code Section 21152 (b). More information on the associated fees can be found 
online here: https://www.lavote.net/home/county-clerk/environmental-notices-fees. The best practice 
is to go in person and photograph the posted notice in order to ensure compliance. Pursuant to Public 
Resources Code Section 21167 (d}, the filing of this notice of exemption starts a 35-day statute of 
limitations on court challenges to the approval of the project. Failure to file this notice with the County 
Clerk results in the statute of limitations, and the possibility of a CEQA appeal, being extended to 180 
days. 
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September 24, 2025 

 
Applicant 
AGI Avant Group Partners LLC 
1600 Lombard Street 
San Francisco, CA 94123 
 
Owner 
531 W College LLC 
1668 S. Garfield Avenue, 2nd Floor 
Alhambra, CA 91801 
 
Representative 
Jon Meyer 
Craig Lawson & Co., LLC 
3221 Hutchison Avenue, #D 
Los Angeles, CA 90034 
 
 

Case No. EAR-2025-3353-TOC-VHCA 
CEQA: N/A 

Location: 531 W. College Street; 909-
911 N. Hill Street; 912-930 
N. Yale Street 

Council District: 1 – Hernandez 
Neighborhood Council: Historic Cultural North 
Community Plan Area: Downtown 
Land Use Designation: Regional Commercial 

Zone: C2-2, C2-2D 
Legal Description: Lots 1-2, 3 (portion), 5-7; 

Block 41, Ord’s Survey Tract 
  

 

LETTER OF CORRECTION AND CLARIFICATION 
 
On September 19, 2025, pursuant to Los Angeles Municipal Code (LAMC) Section 12.22 A.31, 
the Director of Planning approved a housing development project, consistent with the provisions 
of the Transit Oriented Communities (TOC) Affordable Housing Incentive Program (Tier 1) and 
the Lower Income Housing Element Site / Housing Element Streamlining (HES). The TOC 
portion included one Additional Incentive for utilization of any or all yard requirements of the 
RAS3 Zone for the side and rear yard setbacks in exchange for the 91 dwelling units reserved 
for Lower Income Household occupancy within a project consisting of a total of 455 dwelling 
units.   
 
Subsequent to the issuance of the Letter of Compliance (LOC), the Applicant contacted City 
Planning staff regarding typographical errors made in relation to the appeal period and the number 
of years the affordable units must be covenanted for. Pursuant to LAMC Section 13B.3.2 and as 
described on Page 9 of the LOC, there is no appeal procedure available for an Expanded 
Administrative Review project. Furthermore, as explained on Page 8 of the LOC, the project was 
vested as of December 19, 2024, under Case No. PAR-2024-7865-VHCA, and is therefore 
subject to the rules and regulations of the TOC Guidelines as of that date, which did not yet 
include the provision to increase the years in which affordable units must be covenanted from 55 
years to 99 years. The Applicant also requested clarification of Condition No. 5 which is intended 
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to apply to projects with replacement units required per the Los Angeles Housing Department 
(LAHD). In this case, the project did not have any replacement housing requirements as indicated 
by the No Net Loss Declaration dated June 12, 2025, and referenced on Page 9-10 of the LOC. 
As such, this letter hereby corrects and clarifies the following (deletions in strikeout and new 
language in bold underline): 
 
Page 1 (Entitlement Grants) 
 
Pursuant to the Los Angeles Municipal Code (LAMC) Section 12.22 A.31, I have reviewed the 
proposed project and as the designee of the Director of City Planning, I hereby: 
 

2. Approve with Conditions a Tier 1 TOC housing development project consistent with 
the Transit Oriented Communities Affordable Housing Incentive Program with a total 
of 455 dwelling units, including 91 dwelling units reserved for Lower Income 
Household occupancy for a period of 99 55 years, along with the following Additional 
incentive: 

 
Page 2 (Conditions of Approval) 
 

4. Housing Requirements. Prior to issuance of a building permit, the owner shall execute 
a covenant to the satisfaction of LAHD to make 20 percent of the total number of dwelling 
units available to Lower Income Households, for sale or rental as determined to be 
affordable to such households by LAHD for a period of 99 55 years, or a term of no less 
than 55 years if required by state or federal law, consistent with LAMC Ch. 1 16.61 A.. In 
the event the applicant reduces the proposed density of the project, the number of required 
set-aside affordable units may be adjusted, consistent with LAMC Section 12.22 A.31, to 
the satisfaction of LAHD, and in consideration of the project’s SB 8 or SB 330 
Determination. Enforcement of the terms of said covenant shall be the responsibility of 
LAHD. 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 Guidelines for the 
Affordable Housing Incentives Program adopted by the City Planning Commission and 
with any monitoring requirements established by the LAHD. Refer to the Density Bonus 
Legislation Background section of this determination.  
 

5. Rent Stabilization Ordinance (RSO). Prior to the issuance of a Certificate of Occupancy, 
if applicable, the owner shall obtain approval from the Los Angeles Housing Department 
(LAHD) regarding replacement of affordable units, provision of RSO Units, and 
qualification for the Exemption from the Rent Stabilization Ordinance with Replacement 
Affordable Units in compliance with Ordinance No. 184,873. In order for all the new units 
to be exempt from the Rent Stabilization Ordinance, the applicant will need to either 
replace all withdrawn RSO units with affordable units on a one-for-one basis or provide at 
least 20 percent of the total number of newly constructed rental units as affordable, 
whichever results in the greater number. The executed and recorded covenant and 
agreement submitted and approved by LAHD shall be provided. 
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Page 17 (Appeal Period – Effective Date)  
 
The Letter of Compliance is not appealable and therefore, any mention of an appeal period shall 
be struck from the record.  
 

Effective Date/Appeals: The decision of this Letter of Compliance is final and 
effective upon the mailing of this letter and not appealable. 

 
 
This is an administrative correction to clarify and correct errors in the Letter of Compliance for 
the approved Transit Oriented Communities Affordable Housing Incentive Program and Lower 
Income Housing Element Site / Housing Element Streamlining project. The previously adopted 
findings, terms, and other conditions of the Director of Planning’s Letter of Compliance remain 
unchanged and remain applicable. Therefore, issuance of this correction letter does not change 
the original Effective Date of the grant of September 19, 2025.  
 
Inquiries regarding this matter shall be directed to Esther Ahn, Planning Staff for the Department 
of City Planning, at (213) 978-1486. 
 
 
 
VINCENT P. BERTONI, AICP 
Director of Planning 
  
  
  
   
Heather Bleemers 
Senior City Planner 
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Applicant 
AGI Avant Group Partners LLC 
1600 Lombard Street 
San Francisco, CA 94123 
 
Owner 
531 W College LLC 
1668 S. Garfield Avenue, 2nd Floor 
Alhambra, CA 91801 
 
Representative 
Jon Meyer 
Craig Lawson & Co., LLC 
3221 Hutchison Avenue, #D 
Los Angeles, CA 90034 
 
 

Case No. EAR-2025-3353-TOC-VHCA 
CEQA: N/A 

Location: 531 W. College Street; 909-
911 N. Hill Street; 912-930 
N. Yale Street 

Council District: 1 – Hernandez 
Neighborhood Council: Historic Cultural North 
Community Plan Area: Downtown 
Land Use Designation: Regional Commercial 

Zone: C2-2, C2-2D 
Legal Description: Lots 1-2, 3 (portion), 5-7; 

Block 41, Ord’s Survey Tract 
  

 

LETTER OF CORRECTION 
 
On September 19, 2025, pursuant to Los Angeles Municipal Code (LAMC) Section 12.22 A.31, 
the Director of Planning approved a housing development project, consistent with the provisions 
of the Transit Oriented Communities (TOC) Affordable Housing Incentive Program (Tier 1) and 
the Lower Income Housing Element Site / Housing Element Streamlining (HES). The TOC 
portion included one Additional Incentive for utilization of any or all yard requirements of the 
RAS3 Zone for the side and rear yard setbacks in exchange for the 91 dwelling units reserved 
for Lower Income Household occupancy within a project consisting of a total of 455 dwelling 
units.   
 
Subsequent to the issuance of the Letter of Compliance (LOC) and a letter of correction issued 
on September 24, 2025, the Applicant contacted City Planning staff again regarding clarification 
of the project’s clearance under the California Environmental Quality Act (CEQA). The CEQA 
determination clause references statutory exemptions pursuant to California Government Code 
Section 65651 and Public Resources Code Section 21080.27(b)(1), which each pertain to 
Supportive Housing projects; however, as explained on Pages 7 and 8 of the LOC, the project is 
statutorily exempt from CEQA as a project located on a Lower Income Housing Element Rezoning 
Site that sets aside at least 20 percent of the units for Lower Income Households pursuant to 
California Government Code Sections 65583.2(h) & (i). As such, this letter hereby corrects and 
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clarifies the following (deletions in strikeout and new language in bold underline): 
 
Page 1 (Entitlement Grants) 
 
Pursuant to the Los Angeles Municipal Code (LAMC) Section 12.22 A.31, I have reviewed the 
proposed project and as the designee of the Director of City Planning, I hereby: 
 

1. Determine that, based on the whole of the administrative record, that the Project is 
statutorily exempt from the California Environmental Quality Act (CEQA) as a ministerial 
project, pursuant to California Government Code Section 65651 Sections 65583.2(h) & 
(i) and Public Resources Code Section 21080(b)(1) and 21080.27(b)(1); 

 
This is an administrative correction pertaining to the Letter of Compliance for the approved 
Transit Oriented Communities Affordable Housing Incentive Program and Lower Income 
Housing Element Site / Housing Element Streamlining project. The previously adopted findings, 
terms, and other conditions of the Director of Planning’s Letter of Compliance remain unchanged 
and remain applicable. Therefore, issuance of this correction letter does not change the original 
Effective Date of the grant of September 19, 2025.  
 
Inquiries regarding this matter shall be directed to Esther Ahn, Planning Staff for the Department 
of City Planning, at (213) 978-1486. 
 
 
 
VINCENT P. BERTONI, AICP 
Director of Planning 
  
  
  
   
Esther Ahn 
City Planner 
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REPLACEMENT TR.EES REQUIRED: (4} REPt.ACEMENT STREET 
TREES PER Pl.AN (100% PRQI.IIOED) 
REPLACEMENT PROT'ECTEO TREES (IOOS PROVIJED) 
REPLACEMENT ON.f'ROPERTYTREES (100% PROVIDED) 
ONE. 24-NCH BOX TREE stW.L BE PLANTED IN THE PUBU C ROW 
ON CENTER, OR IN A PATTERN SATISFACTORY TO BSS. 

EXHIBIT "AJJ 
Page No. _ 1_o_of _ _ J2_ 

Case No. EAR-2025-3353-Toc-vHCA 

j 531 W 
COLLEGE 
STREET 

.I 

···---~ ... •oo-~_,, 

I 
::J,,'/;:;J;;':~ .. 
\J,lltl ... ;IVC,(•Wl,J 

~tt~1• .~;:~. 

•.l( ..... IC,H••I 
r,11 m:.1-t1.1'.1Tt•K• 
W\•..:tlUC• 

~~1-~~?!t 
~ !~~St1i":1J,r:,t11 

~:.t:nt!, ........ 

Si:-¥'~iilHl<.Oll••· •~~1u, , • . .,,,.,. 

;•~:.s~i"'-" ._"9 

~;r1;::.-o1r 
;w1~~1~ ... ll~ 

~~~:~m:,~:t,, 
~,.1;;~t , ........ \" 't .-.i 
/<.UU(,,!1.i..~). 

•• ,.,.:.t::•ooc. 

I 

~~~ (~~ .. n oc.r. ~ll !~ 

-;.;::,:-,;;t::1-,;,"""' ... "'·~(ttl") 
,,.,.,;n.l)"O(l~"1U.1<.il(r..~1 
1:il:otl'h.l'•t• ..... ,, 

[\~f~= 
' ILll.l•ot .. 1•; 
H~ (\A."I• .. IU ,..,,,111, .. , ... 
~--
~;;.~;!L~i;:u, ~"l ~ 

:!'"::.if't~;'t• 

~ffl*=: 
OH'l"''~'ll' ... 11• 
jl> M .... :.1111(1 

1 ~;[~·-~~. 

-..,_....,.,._ .. .., ___ .,,....:_ 
"' "'" _,..,.,._...,. 

ART1t=ACT 

T'RE&REMOVAl 
PIM 

L00.10 



.: 
~ 
;! 

! 

i 
. t 
; 
i 

11 
h 

l 
I 
i 
(' ,I 
ii 

HAADSCAPE MATERIALS 

' 

t;; 
"' 
~ ~ 

:----------------- .,..1... ---------J.., DOOltUN-...._ -+I_#-;,: c, 

, __ I I .., ,, 

f 
-·· -. i"""' -·i- .=--,~---; ·-~ili 

"-'· ~l..__ 1~~ i. ": 
t._J I l I I : • .J 

I I I J1 : ,.: "' .... ~ 
■ - ■ ■ ' • .,_, ' I ' 1 /U'.IJTYWEMOO' : \ 

• --··i ·,··--7 r--.. -1. ·L---- ~"""'" ~;/ 

~

q 
1
·-f -

1
. C[i ~ . -~---------:.~-;,- ~-c---,7''>·--T,,::.:.-.;.:.:,:.:-..r; I 

.. --·----- -- ,- _,., r·,-1t~: '• -;;,,,,J l.1 l : . B 
! 1 1 ! 1 1 , . -. ~ -~· - -- r ""~ -, , -· • , i 
j -·----·--·=-- -1~ .. ..:..=--~-~ r -~~ t~;..__.._,,) .. "-~--;\/_ '\r(_ -_r,·"~""" 

. 

_[ ,. ,. iL, ,,; 111 Ji~'1I , ·J. r• ~LL;L-··,=m,,.= 
I .• • I I ' .. 

I 
: ~ ~-1 l ~-a_f ,-· r.-ITT--, - _ , )~~:::~_, ... ,, . 

t--. . .. ' - . 

L i I 1 0 ' r 'I''<-- J!'i.,., ·1 \,j ,I 
~ 1 .. --:::==.!!: ~-•-' ,-,---_ •, , •• ·_=::!_~:;:J.. -~ f,:0 .: ~ •. MYERS ~-~✓- ~_,, _.,.~l~OE(;O!t,\TIVECONDll':TEPil.WIG 

I I I ------"'-. .. .a- - ..... - I • i..:~ ~ ~ .I " ' ""'"''"''""" ---i I I --- ,rr,. ~-~ ~ '1 ... , - .. •· , "":I .:..--
-I I i 

_n , , ·1 , i • t'- r-~ 

1
~-- .... ~, · -~\,,,..-, ... 1::--~,,.:, ··.~-

0

~ 1- •\ r ··-'\----,;.., .. 

')l -~1~-

~

. 
I 

I 
I 

I : 

1

----2 --~ ..... 
__ I_ 

_ __I 

I 

'1 I p 
L.! 

I 
I I I . --:-'~ '""- ,,, . -· • ..... ,, I ' B7 • ~ """"""""'"' 

·;-· ____ I I I '-t--1~ i , ~ -:JP,,··. • ~Lr1 -~ 'i/ ; , I I •-- ..... ...._ -~ ·j ___.:: • ,- r j • ,' , 

,·- -·- L ,, ' ' .,,, ..___ •. ,,,-- -. • J • ,;; ' 
.. , ,

1 

·::-.:-.::··.:-:: .. •'_r:::.au __ -i;;-•i&:l'.--1!----t! , , ,,_' • ~,,~Ir _'I ]i_ I ·;, )· 
I 11 ·~~~ -·. II I _ ..._.,...----- 'l n,~t?•""'- ~--! • ~ i, 'i 

2) l!l 

~-,--- I I' · 1"" I ' ··<J·f't' " "' 0-·,. ~ I " , .d[':eff'IS' I'' :;j • ,,:' •.,,.----'-..:W • "\""'"' ~-i·~' T·:·-;:-=:~ ~a -'•.1.11 J,;;;""'~' ?, • < _I __ _( ·

1

-,--c.}~fl.:i'k I ii ,1 t ~" 1 ·' :3~-'I\ • \ ~•~"'""""""'"'"'" 
! I ,----c:;;T-,..,,,.- . . "~-- -~=:~-i,._t.J-=-;-1 ----f---~r-----::_.J_ 
--~- --.· --- - ·---~-.... .-,n= i' -~-. ; ~ .,-'-~~, -;' ...;.,. 

I

·,-------·=· t'L,_ • '~-=--- -'-·,. - ,,, . • i_-t;.:i_ , [:ell "'"'"'""' 

I ,: ' • 1--· - l; \ ::i 1 ~ " · • ~ ~t l ,_.,, 
-.-~---,r ~~~-~•ft_:_~ >~b1D ,

0

fl_-1_
1
_ ; J· e-•'"'""'""""'""'-·"' 

I 
u'L.; '.-_-,1wl_ l1_;.Jt11~ ~-.:c..:~ ,·a~./},9 I t 

f."''1' , __ I ::II . l1 • • - '/~J -- 1 · . i ; :, • 
'---••---·- "'.·:-· _ :;:-;,::'.,,:'.:!--..2.- n - • • , .·I 

• • 1-...._, , , 
• • • •• •a ';.. ' .,.~~•-r,'~~-• • •-' • [j.

,,-_ :-1-!1 •- -
• I 

• ~ ---~------r:·-
•,, 

~1EXl!'!IMGMAGNOl.tAlR!E,P.LP 

'-. ;/ 

\· EB 
·--.....____ 

·1,l, ,., 

,~Sll!IQC!tJESlF'LN,ElHEES 
T'0!1EP1'01lCTEDINPLIICE 

....__ IE.lHTI.olGC!tHE!EFl.AI.EmEES 
TOIIEl'ffl>'IECTB>ll!P'I.ACE 

WCOLLEGEST 

LANDSCAPE NOTES 
TOTAL LANDSCAPE ,\REA ON SITE: SF 

TREE NOTES 
(1) TREE REQUIRfO FOR MR'V (')UNITS. <150 UMTS 
PROPOSfD. 113 TREES REQUIRED. 
TOTAL TREES PROPOSE OOH SllE: 194 TREES 
{U) ONsnt F'tCUS TREES TOB'EREPLACEO,-.T \:1 RATI0-18 
TREES REQUIRED 

ADOIT!ONA.L 2,· BOX STREET TREES PROPOSED 
-SffiEET TREE PLACEMENT ANO APPROVAL TO BE FINALIZED BY 
BUREAU OF STREET SERVICES ANO URBAN FORESTRY 

TllE MINIMUM ACCEPTABlE SIZE FOR STREET TREES AND ON­
SITE TREES SHALL BE A2'" BOX. NE'M.Y PLAHTEO 

TREES SHALL BE SUPPORTED WITH STAKES OR GUY WIRE. 

NEW TREES PLANTED WITHIN THE PUBLIC RIGHT-OF-W.-.Y 
SHALL BE SPACED NOT MORE ™N ANAVEAAGE OF 30 FEET 
ON CENTER, UNl.ESS OTHER'MSE PER~TTED BY THE URBAN 
FORESTRY OMSION, BIJRE,i,U OF P\JBUC WORKS. STREET 
TREES IN niE PUBLIC RIGHT OF WAY ARE REGULATED UNDER 
LOS .-.NGELES MUNICIPAL C:OOE. CHAPTER 'vl, SECTION 62.161 
THRU 62.116 . .6.Ll TREE REMOV.aJ.. PERMITS ARE ISSUED B\'M 
BUREAU OF STREET SERVICES, URBAN FORESTRY DIVISION, 
ANO MA\' REQV!RE APPROVAL B\'THE BOARD Of PUBUC 
WORKS.ALL PERMITTEO TREEREUOV.fJ..S SIW.lBE REPLACED 
WITHAMf.lMUMOF TW0, 24-IHCH BOXSIZETREESFOREACH 
TREE REMOVED OR AS CONDITIOHEO BY THE BOAAO OF PUBLIC 
WORKS. 

TREES SHALL REQUIRE ,1,,21NCH MNIMUM SON. DEPTH. 
FURTHER. THE MINIMUM AMOUNT OF SOIL VOLUME FOR TREE 
WELLS ON THE ROOFTOP OR#fi ABOVE GAADE OPEN SPACES 
SHALL BE BASED ON THE SIZE OF TIE TREE AT MATURITY: 

220 CUBIC FEET FOR TREES "MTH .',CANOPY DIAMETER 
RANGiNG rROM 15 TO 19 FEET. 
400 CUBIC FEET FOR TREES WITH A CANOPY DIAMETER 
RANOINO FROM 20 TO 24 FEET. 
620 CUBIC FEET FOR TREES WITH .-.CANOPY0\,1,METER 
RANGING f!ROM 2510 ~ FEET. 
900 CUBK: FEET FOR TREES 'MTH A.CANOPY DIAMETER 
RANGING FROM 30 TO 34 FEET. 
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Operating Agreement 

of 

531 W. COLLEGE, LLC 
(A Delaware Limited Liability Company) 

June 27, 2018 

THE MEMBERSHIP UNITS IN 531 W. COLLEGE, LLC HAVE NOT BEEN REGISTERED 
UNDER THE SECURITIES ACT OF 1933, AS AMENDED (THE "SECURITIES ACT"), IN 
RELIANCE UPON THE EXEMPTIONS PROMULGATED THEREUNDER; THE ISSUER IS 
UNDER NO OBLIGATION TO REGISTER THE MEMBERSHIP UNITS UNDER THE 
SECURITIES ACT. THE MEMBERSHIP UNITS MAY NOT BE OFFERED FOR SALE, 
SOLD, DELIVERED AFTER SALE, TRANSFERRED, PLEDGED OR HYPOTHECATED 
UNLESS QUALIFIED AND REGISTERED UNDER APPLICABLE STATE AND FEDERAL 
SECURITIES LAWS OR UNLESS, IN THE OPINION OF COUNSEL SATISFACTORY TO 
THE COMPANY, SUCH QUALIFICATION AND REGISTRATION IS NOT REQUIRED. 
ANY TRANSFER OF THE SECURITIES REPRESENTED BY THIS AGREEMENT IS 
FURTHER SUBJECT TO OTHER RESTRICTIONS, TERMS AND CONDITIONS WHICH 
ARE SET FORTH HEREIN. 
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IN WITNESS WHEREOF, the undersigned have executed or caused to be executed this 
Agreement as of the day and year first above written. 

"Company" 

By: I 

By: 

By: 
Thomas Lam, M.D., Manager 

Members 

By: 
Name: 
Title: 

"NMM" 

NETWORK MEDICAL MANAGEMENT, 
INC. 

By: ~~ 
Thomas Lam, M.D. , 
Chief Executive Officer 
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"AP" 

ALLIED PHYSICIANS OF CALIFORNIA, 
A PROFESSIONAL MEDICAL 
CORPORATION 

By Kenne~~ 
Executive Chairman 
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