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December 11, 2025

Vince Bertoni, Director of Planning

Lisa Webber, Deputy Director of Planning, Project Planning

Arthi Varma, Deputy Director of Planning, Citywide Policy Planning
200 North Spring Street, Room 525

Los Angeles, CA 90012

CC: Councilmember Heather Hutt, CD10
Council District 10 Staff: Kimani Black, Hakeem Parke-Davis, Andrew Westall
West Adams/Baldwin Hills/Leimert Unit: Isaiah Ross, Kyle Winston

RE: EAR-2025-3866-AH-VHCA
Dear Director Bertoni and Planning Department Staff:

Thank you for considering this comment letter from UNNC, the United Neighborhoods of the
Historic Arlington Heights, West Adams and Jefferson Park Neighborhood Council.

We appreciate that the Applicant and its representatives in this case have taken the time to meet
with the community at UNNC’s Planning & Zoning Committee on December 3, 2025. We also
appreciate the time taken to redesign the exterior fagade architecture of the project.

Subsequent to that meeting, the UNNC Governing Board met on December 4, 2025 and voted to
delegate to the UNNC Executive Officers the responsibility to finalize and approve this letter; the
officers have now done so.

It is the opinion of UNNC that the project, even redesigned, does not fully address the broader
community concerns about impacts to the neighborhood. Nor does it address most of the CP1IO
requirements for which relief is still being requested, ie: the manner in which unified lots are
required to be built upon with neighborhood-sensitive setbacks and courtyards (the project
proposes that it not follow those requirements); as well as the CPIO’s Building Design articulation
requirement for both horizontal and vertical lengths (again, the project is not following the
requirements); among other issues.

At the conclusion of the December 3 meeting, the Committee voted to request that Council District
10 please convene a Town Hall-style meeting with the neighbors.
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This meeting should include the Development team; relevant Planning Department staff; staff from
DOT, BOE and/or other relevant departments who are knowledgeable about traffic issues specific
to this community; and UNNC. It should NOT be a webinar; rather, it should be (best scenario) an
in-person Town Hall or a hybrid, in-person and Zoom “meeting” format which UNNC would be
happy to host.

To accomplish scheduling this meeting, UNNC requests that the Project remain on “Hold” (as it
shows currently on the Planning Department website).

Further, UNNC requests that the Planning Department immediately refresh that website by
uploading the current application documents to reflect changes have occurred to the project, as
well as an accurate project description, and the Housing Department documents reflecting LAHD’s
requirements regarding both the current tenants and the future tenants.

Following are a combination of comments from neighbors (some from the past few months and
some during the December 3, 2025 presentation) and UNNC’s board members; as well as some
evaluation of the nature of the CPIO requirements.

Note that we also have with some broad concerns regarding applicability of the several (sometimes
conflicting) state and local laws being cited as justification for the project, along with concerns
about what appears to be a “cafeteria style” menu of requests for relief from various requirements.
It seems that that Planning staff and the development team are picking and choosing among several
pieces of local and state legislation to find individual justifications for certain aspects of the project
that do not conform to either AB2334 or AHIP — rather than actually conforming the project to the
requirements of one selected density bonus program.

Here are additional comments, not necessarily in priority order:

1). Bronson is inundated with traffic — cut-through commuter traffic, and school-created traffic,
both daily and also related to after-school activities and events. The new traffic alone would be a
tipping point beyond what the neighborhood could absorb. Apparently the City has already
recognized an aspect of this, given that recently a stoplight was installed at the intersection of
Venice Boulevard and 12th Avenue (12th Avenue is adjacent to Bronson Avenue and subject to the
same traffic concerns. Given that there are concerns that the project will push traffic beyond what
this pocket neighborhood could absorb AND that AB 2334 is meant for “low traffic volume”
communities, the neighbors and UNNC are requesting that a traffic study be required before this
project moves forward.
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2). And then, obviously, a primary issue is that the proposed building is out of character, especially
in terms of its height and lack of setbacks/green space. The project is surrounded by two identified
(in SurveyLA) historic districts where the primary height is one- and two-story period residential
structures. Bronson Avenue from Johnny Cochran Way south to Washington, along with 12th
Avenue east of the project, is identified as the Arlington Palms Historic District and consists
primarily of 2-story Craftsman single family homes. The parcels to the north of the project, which
have a grouping of small, 2-story post-war apartments, are identified as the Bronson Avenue Multi
Family Historic District. (Only this one parcel, which contains a Spanish Revival bungalow court,
is not within either district). Placing a 5-story building in the middle of identified and theoretically
protected historic districts within the Arlington Heights Character Residential CPIO overlay
district is inappropriate and not consistent with any objective design standards for infill housing.

At the meeting, several design suggestions were made, including consider changing the exterior
coloration of the building so that it fits better into the character of the neighborhood; consider a
different architectural design scheme (perhaps Spanish Revival reflecting the current bungalow
court buildings; or emulating Craftsman architecture); and for the landscaping, utilizing native
plants to encourage bio-diversity.

3). Another concern is Bronson south of the project is zoned Single Family, and the project far
exceeds the current built environment as well as its zoning (RD2-CPIO on the parcel itself).

4). The Applicant is asking for multiple incentives, and also for what the Applicant is calling
"waivers," but which should be redefined as "incentives" since they are asking from relief from the
CPIO requirements -- the CPIO is a part of the zoning, was adopted by ordinance, and has
objective mandatory (“shall”’) regulations. Moreover, AB 2334 does not allow for waivers, though
it does allow incentives. It seems as if the combined requests exceed the allowable number of
incentives in both state and local statutes / ordinances. We have counted at least 9 separate
requests for relief, but since we have not seen the updated project application there is no way to
know if this number is correct.

5). Originally, the Applicant planned this to be one of the Mayor's ED1 projects, Emergency
Directive 1, but it is not eligible for that category because there are RSO units which would be
demolished. It does not appear that the project has changed in any way (except for its facade
design); they just are looking for different laws to justify building the same project.
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However, the laws they are now hoping to utilize have an internal conflict. Per above, AB 2334 is
specifically designed for "low traffic" communities and locations that would not otherwise qualify
for state density bonus incentives as intense as this. However, they are also claiming the right to
utilize AB 2097, which allows zero parking within a certain closeness to higher-density transit
nodes (e.g., the bus intersection at Crenshaw and Venice). So is this parcel within a high level
transit node radius or not? If yes, why is AB 2334 being utilized?

6). Regarding the affordability of the new units and the replacement of the 4 existing apartments:
The project is proposed on its plans as a "Low Income" project, which generally means an
individual prospective tenant may earn up to $85,000 annually. That does not match the
affordability levels we need in this community. Moreover the plans don't show or identify 4 units
that are the size of what's being demolished; that is, proper replacement housing. That is a state
law. They're supposed to create proper replacement housing.

And a twist: At the December 3 meeting, the architect indicated that the project is actually 80%
“very low income” and 20% moderate income. The community is asking: Which is correct?

7). Not only is the project incompatible with the historic setting, it is also incompatible with the
specified intent, policy and goals of the CPIO itself. To understand that, one must read the policy
sections of the CPIO.

The CPIO policy states:

"The Character Residential CPIO District Subarea brings increased stability to
residential neighborhoods and provides direction for new infill development so that it
is consistent with a neighborhood’s strongest existing assets. Character residential
neighborhoods such as Arlington Heights have an abundance of historically and
architecturally significant buildings, and this Subarea is intended to ensure that new
projects will complement their surrounding context. The intent of the Supplemental
Development Regulations in this Chapter is to reduce any potential impacts from
future development within the Character Residential Subarea on the surrounding
environment. Projects within the Subarea (see Figure VIII-1), shall comply with the
applicable Supplemental Development Regulations in this Chapter VIII."
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Character Residential Subarea:

"This Subarea identifies specific residential neighborhoods throughout the Community
Plan Area and provides use limitations and development standards to reinforce and
enhance the prevailing neighborhood character and identity. This Subarea includes
building height, bulk, and setback standards for identified parcels to protect and
complement the surrounding residential context."

More broadly, the purposes of the West Adams CPIO District include the following stated
objectives (this is a selection of relevant objectives):

A. To provide supplemental development regulations tailored to the Community Plan
Area to ensure that development enhances the unique architectural, environmental,
and cultural qualities of the Community Plan Area, integrates improvements and
enhancements to the public rights-of-way, and maintains compatible land uses, and
appropriate development scale, intensity, and density.

B. To create approval processes, including a ministerial administrative clearance
process, which enables infill development that will positively impact communities in
conformance with these regulations.

P. To protect existing residential properties from incompatible development and uses.

Q. To preserve and protect neighborhood identity, including protecting both
designated and undesignated historic resources, and distinctive character defining
elements of the existing development.

CPIO Approval:

“All Projects within a West Adams CPIO District Subarea (in whole or in part) shall
obtain an Administrative Clearance to demonstrate compliance with the West Adams
CPIO District. For any requirement for which the Project cannot demonstrate
compliance, the Project shall obtain a CPIO Adjustment or a CPIO Exception.”

NOTE: Within the CPIO regulations, most sections specifically have Objective Design Standards
language and utilize the word "shall" (meaning not optional). This CPIO states specifically that
three sections have guidelines that are not mandatory; none of those sections are applicable to the
Arlington Heights Character Residential Overlay District.
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Therefore the regulations within the Arlington Heights section are mandatory, and shall be adhered
to as a part of the zoning. If they are not adhered to, the Planning Commission (Citywide or Area)
may grant an Exception or Adjustment, but these are discretionary actions NOT ministerial
decisions that can be made by staff.

In general, UNNC is of the belief that this is a discretionary and not a ministerial project. The
project is in conflict with the CPIO and therefore requires going through the Adjustment or
Exception process.

Thank you for your consideration.

UNNC also urges the Director and staff considers the numerous letters and emails written by
neighbors and other community members.

Aaura MW%L@“\

Laura Meyers
UNNC President
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