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b. Existing Conditions 

(1) Existing Project Site Conditions 

Figure II-2: Aerial of the Project Site, on page II-5 provides an aerial photograph of the 

Project Site and its surrounding properties. As shown in Figure II-2, the Project Site is currently 

developed with seven, two-story multi-family residential buildings that are part of the Flower Drive 

Historic District along Flower Drive, and a two-story multi-family residential building and surface 

parking along Figueroa Street. Existing development on the site totals 51 residential units and 

49,722 square feet of floor area.  

The Project Site is relatively flat with limited ornamental landscaping. Existing landscaping 

within the Project Site includes a total of 14 on-site trees and nine street trees located within the 

public right-of-way surrounding the Project Site. Existing on-site trees include eight species such 

as Mexican Fan Palm, Spinless Yucca, and Queen Palm. None of the on-site trees or street trees 

are protected by the City of Los Angeles Protected Tree and Shrubs Ordinance No. 186,873.1   

(2) Land Use and Zoning 

The Project Site has a General Plan Land Use designation of Community Commercial 

corresponding to the C2, C4, RAS3, R3, RAS4, and R4 zones, and the Project Site is zoned as 

C2-1L (Commercial Zone, Height District 1L) along South Figueroa Street and RD1.5-1 

(Restricted Density Multiple Dwelling Zone, Height District 1) along South Flower Drive.  

The C2 Zone permits various retail, restaurant, and residential uses. Height District 1L in 

conjunction with the C2 Zone restricts development to a maximum FAR of 1.5:1, and a maximum 

height of 75 feet and six stories for commercial developments (residential developments are 

limited in height only). The C2 Zone does not impose any setback requirements for commercial 

developments, although it imposes a side yard setback requirement of at least five feet, with an 

additional foot per story above the second story for buildings more than two stories in height (with 

a set maximum of 16 feet), and a rear yard setback requirement of at least 15 feet, with an 

additional foot per story above the third story (with a set maximum of 20 feet), for residential uses 

at the lowest residential story. The RD1.5 Zone permits single- and multi-family and various 

accessory uses. Height District 1 in conjunction with the RD1.5 Zone limits development to a 

maximum FAR of 3:1 and a maximum height of 45 feet. The RD1.5 Zone imposes a 15-foot front 

yard setback requirement, a side yard setback requirement of at least five feet with an additional 

foot for every story above the second story for buildings more than two stories in height (with a 

set maximum of 16 feet), and a 15-foot rear yard requirement.  

The Project Site is located within a Transit Priority Area (TPA) pursuant to Senate Bill (SB) 

743. SB 743 established new rules for evaluating aesthetic and parking impacts under CEQA for 

certain types of projects. Specifically, Public Resources Code (PRC) Section 21099(d) states: 

 
1  Pursuant to Ordinance No. 186,873 and as defined in LAMC Section 17.02, a protected tree or shrub includes any of the following 

Southern California indigenous tree species, which measure four inches or more in cumulative diameter, 4.5 feet above the 
ground level at the base of the tree, or any of the following Southern California indigenous shrub species, which measure four 
inches or more in cumulative diameter, 4.5 feet above the ground level at the base of the shrub:  Oak tree; Southern Californ ia 

Black Walnut tree; Western Sycamore tree; California Bay tree; Mexican Elderberry shrub; and Toyon shrub. This definition does 
not include any tree or shrub grown or held for sale by a licensed nursery, or trees planted or grown as part of a tree plant ing 
program. 
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The Project involves the demolition of eight multi-family residential buildings (seven of 

which are within the Flower Drive Historic District), and the removal of existing surface parking 

areas. 

Table II-2: Summary of Existing and Proposed Floor Area 

Use Existing (sf) Demolition (sf)b Proposed New Construction (sf) 

Residential a 49,722 49,722 249,443 

Retail and restaurant 0 0 2,705 

Total 49,722 49,722 252,148 

sf = square feet 
a  Inclusive of affordable housing units. Four units would be reserved for Extremely Low Income Households, 22 units would be 
reserved for Very Low-Income households, and 16 units would be reserved for Low-Income households. 
b  Demolition of all existing structures would total 49,722 square feet. Hardscape, such as parking areas, would total an additional 
33,942 square feet.  Total demolition including structures, driveways and pavement would be 83,664 square feet. 
Source: KTGY, 2025. 

As shown in Table II-3: Project Development Program and Figure II-4: Conceptual 

Site Plan and on pages II-11 and II-12, the 209 residential units would consist of 34 studios, 43 

one-bedroom units, 45 two-bedroom units, 34 three-bedroom units, and 53 four-unit bedroom 

units.  

The ground floor of the Project would include a main entry lobby for the residential uses 

and 2,705 square feet of retail and restaurant uses along South Figueroa Street.  A secondary 

residential lobby would be located along West 38th Street adjacent to a small dog washroom 

available for residents.  A large internal courtyard, residential units, as well as an at-grade, 

wrapped parking garage with long-term bicycle parking inclusive of a small 100-square-foot 

workspace for bicycle repairs and maintenance and various mechanical rooms would also be 

located on the ground floor.  

The second floor would contain residential units and three internal open space courtyards 

with lounging and seating areas and a pool, as well as a fitness room, a club and game room, 

and a co-working space.  The third floor through sixth floor would include a study room in addition 

to residential units. The seventh floor includes residential units as well as residential amenities 

including a roof deck area which would include outdoor furniture, barbecue areas, and a game 

lawn.  

  

l l .  Project Description
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Table II-3: Project Development Program 

Project Component Proposed 

Residential a 

Studio 34 units 

One-Bedroom 43 units 

Two-Bedroom 45 units 

Three-Bedroom 34 units 

Four-Bedroom 53 units 

Total 209 units (249,443 sf) 

Affordable Units  

Extremely Low Income 4 units 

Very Low Income 22 units 

Low Income 16 units 

  

Total 42 Affordable 

Retail and Restaurant  
Total 2,705 sf 

Open Space  
Private Open Space 300 sf 

Common Open Space 22,827 sf 

Total 23,127 sf 

Vehicular Parking  b 
Residential 34 spaces 

Commercial 6 spaces 

Total 40 spaces 

Bicycle Parking   

Long-Term 130 spaces 

Short-Term 16 spaces 

Total 142 spaces 

FAR              4.5:1 

Height         86 feet (7 stories) 

Total Floor Area  252,148 sf 

sf = square feet 
a    Inclusive of affordable housing units provided in table. 
b    Per AB 2097, the Project has no minimum parking requirement. 
Source: KTGY, 2025. 
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FIGURE II�4: Conceptual Site Plan
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Building Summary

5 Levels Type III Wood Construction Over
2 Levels Type I Concrete Construction

FAR: 4.49:1 (252,148 SF)
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209 Units Total
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SOURCE: KGTY, 2026
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Building Summary

5 Levels Type III Wood Construction Over
2 Levels Type I Concrete Construction

FAR: 4.49:1 (252,148 SF)

Studio: 34 Units
1-Bedroom: 43 Units
2-Bedroom: 45 Units
3-Bedroom: 34 Units
4-Bedroom: 53 Units

209 Units Total

Mixed-Use Commercial Frontage Compliance
(per LAMC 13.09 B3)
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1 | West Elevation - South Figueroa Street

2 | South Elevation - Internal Property Line
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Notes

* All Materials "Or Equivalent" (exact color, texture,
and patterns to be determined)

** See "Back of Walk" Exhibit for confirmation of
nt grade at 186.8'
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A4-0Building Elevations

Please Refer to Landscape Sheets for Hardscape and Landscape Species / Placement

F | Perforated
Corrugated Metal Panel
White Snow
Occurs at All Stairs, Mechanical Screens,

and Shading Devices for Southern Facing

Living Room Windows

C | Stucco
White Snow
Occurs at Residential - All Levels

H | Vinyl and Storefront
Aluminum
Occurs at Residential - All Levels, Retail,

Lobbies, and Amenity Spaces

D | Stucco
Iron Ore
Occurs at Courtyard Amenity Spaces and

Residential - All Levels

J | Glass Railing
Clear
Occurs at All Amenity Courtyards and

Roof Decks

G | Finished Concrete
Natural
Occurs at Structural Columns and Retail

Canopy

B | Flat Metal Panel
Aluminum
Occurs at Retail Side Wall and All

Pedestrian Gates

E | Metal Accent
White Snow
Occurs at All Seventh Level Trellis

Features

A | Flat Metal Panel
Soft Sky
Occurs at Residential Lobbies, Amenity

Spaces facing Figueroa and Flower,

Garage Entry, and All Residential Levels

facing Figueroa
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1 | West Elevation - South Figueroa Street

2 | South Elevation - Internal Property Line
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Notes

* All Materials "Or Equivalent" (exact color, texture,
and patterns to be determined)

** See "Back of Walk" Exhibit for confirmation of
lowest adjacent grade at 186.8'
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Canopy

B | Flat Metal Panel
Aluminum
Occurs at Retail Side Wall and All

Pedestrian Gates

E | Metal Accent
White Snow
Occurs at All Seventh Level Trellis

Features
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Please Refer to Landscape Sheets for Hardscape and Landscape Species / Placement
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Corrugated Metal Panel
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Occurs at All Stairs, Mechanical Screens,

and Shading Devices for Southern Facing

Living Room Windows
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White Snow
Occurs at Residential - All Levels

H | Vinyl and Storefront
Aluminum
Occurs at Residential - All Levels, Retail,

Lobbies, and Amenity Spaces

D | Stucco
Iron Ore
Occurs at Courtyard Amenity Spaces and

Residential - All Levels

J | Glass Railing
Clear
Occurs at All Amenity Courtyards and

Roof Decks

G | Finished Concrete
Natural
Occurs at Structural Columns and Retail

Canopy

B | Flat Metal Panel
Aluminum
Occurs at Retail Side Wall and All

Pedestrian Gates

E | Metal Accent
White Snow
Occurs at All Seventh Level Trellis

Features

A | Flat Metal Panel
Soft Sky
Occurs at Residential Lobbies, Amenity

Spaces facing Figueroa and Flower,

Garage Entry, and All Residential Levels

facing Figueroa

Notes

* All Materials "Or Equivalent" (exact color, texture,
and patterns to be determined)

** See "Back of Walk" Exhibit for confirmation of
lowest adjacent grade at 186.8'

Concept Design
January 22, 2025

+ 272.8'
Parapet

+ 258.22'
7th Floor

+ 248.13'
6th Floor

+ 238.05'
5th Floor

+ 229.97'
4th Floor

+ 217.88'
3rd Floor

+ 204.8'
2nd Floor

86
'-0

"
Fr

om
 lo

we
st 

ad
jac

en
t g

ra
de

 - 
18

6.
8'

336'-3"

+ 188.5'+ 187.3'

18
'-0

"
13

'-1
"

10
'-1

"
10

'-1
"

10
'-1

"
10

'-1
"

11
'-1

"
3'-

6" 3'-
6"

 T
yp

.

3'-
6"

 T
yp

.

+ 188.5'

+ 272.8'
Parapet

+ 258.22'
7th Floor

+ 248.13'
6th Floor

+ 238.05'
5th Floor

+ 229.97'
4th Floor

+ 217.88'
3rd Floor

+ 204.8'
2nd Floor

86
'-0

"
Fr

om
 lo

we
st 

ad
jac

en
t g

ra
de

 - 
18

6.
8'

+ 188.6' + 186.8'

273'-0"

18
'-0

"
13

'-1
"

10
'-1

"
10

'-1
"

10
'-1

"
10

'-1
"

11
'-1

"
3'-

6" 3'-
6"

 T
yp

.

2'-
6"

 T
yp

.

No.
888.456.5849 | ktgy.com 3822 South Figueroa

20221007
Ventus Group Concept Design

September 19, 2024Los Angeles

3 | East Elevation - Flower Street

4 | North Elevation - 38th Street

3

4

0 20 4010 Scale 1" = 20'
A4-1Building Elevations

Please Refer to Landscape Sheets for Hardscape and Landscape Species / Placement

F | Perforated
Corrugated Metal Panel
White Snow
Occurs at All Stairs, Mechanical Screens,

and Shading Devices for Southern Facing

Living Room Windows

C | Stucco
White Snow
Occurs at Residential - All Levels

H | Vinyl and Storefront
Aluminum
Occurs at Residential - All Levels, Retail,

Lobbies, and Amenity Spaces

D | Stucco
Iron Ore
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J | Glass Railing
Clear
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Natural
Occurs at Structural Columns and Retail

Canopy

B | Flat Metal Panel
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Occurs at Retail Side Wall and All
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A7-0Conceptual Renderings

View of Main Entry on South Figueroa Street

Please Refer to Landscape Sheets for Hardscape and Landscape Species / Placement
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FIGURE �*�*����: Conceptual Rendering - View of Main Entry on South Figueroa Street���'�B�D�J�O�H���&�B�T�U
3822 SOUTH FIGUEROA PROJECT

SOURCE:  KGTY, 2025
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FIGURE II�7: Conceptual Rendering - View Of Main Entry On South Figueroa Street Facing East
3822 SOUTH FIGUEROA PROJECT
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FIGURE Il-7: Conceptual Rendering - View Of Main Entry On South Figueroa Street Facing East
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FIGURE �*�*����: Conceptual Rendering - Roof Deck View �'�B�D�J�O�H���/�P�S�U�I
3822 SOUTH FIGUEROA PROJECT

SOURCE:  KGTY, 2025
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SOURCE: KGTY, 2025
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c. Open Space and Landscaping 

As shown in Figure II-10, Conceptual Landscape Plan, Figure II-11, Level 1 

Landscape Plan, Figure II-12, Level 2 Landscape Plan and Figure II-13, Level 7 View Deck 

Plan on pages II-20 through II-23, open space and landscaping would be provided in accordance 

with the City of Los Angeles Municipal Code (LAMC) Section 12.21 G, inclusive of reduction 

permissible pursuant to State Density Bonus law. The Project would incorporate accessible indoor 

and outdoor common open space on the ground floor, second floor, and seventh floor, as well as 

private open space throughout the building on all levels. The Project would provide 23,127 square 

feet of open space that would contain amenities such as courtyards, a pool, roof decks, recreation 

rooms, and private patios. Open space areas would be accessible from South Figueroa Street, 

West 38th Street, and from the interior of the Project Site.  The landscape design would 

emphasize native and drought-tolerant shrubs and grasses and ornamental trees. The Project 

would provide 54 new trees on the Project Site (one tree provided for every four units, per LAMC 

Section 12.21 G).  

There are a total of 23 trees on the Project Site, including nine street trees. All of the street 

trees are proposed to be retained, while the remaining 14 on-site trees would be removed. If any 

street trees ultimately require removal per the direction of the Los Angeles Urban Forestry 

Division, they will be replaced at a 2:1 ratio per current City policy. Pursuant to LAMC 

Section 12.21 G which requires one tree per four units, the Project would provide 54 trees, 

including 34 trees on the ground floor (23 on the Project Site and 11 new street trees in addition 

to the existing street trees to remain), 17 trees on the second floor, and three trees on the seventh 

floor.    
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c.  Open Space and  Landscaping
As shown in Figure 11-10, Conceptual  Landscape Plan, Figure 11-11, Level 1

Landscape Plan, Figure 11-12, Level 2 Landscape P lan  and Figure 11-13, Level 7 View Deck
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with the City of Los Angeles Municipal Code (LAMC) Section 12.21 G,  inclusive of reduction
permissible pursuant to State Density Bonus law. The Project would incorporate accessible indoor
and outdoor common open space on  the ground floor, second floor, and seventh floor, as  well as
private open space throughout the building on all levels. The Project would provide 23,127 square
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Section 12.21 G).

There are a total of  23  trees on  the Project Site, including nine street trees. All of  the street
trees are proposed to be  retained, while the remaining 14 on-site trees would be  removed. If any
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Section 12.21 G which requires one tree per four units, the Project would provide 54 trees,
including 34 trees on the ground floor (23 on the Project Site and 11 new street trees in addition
to the existing street trees to remain), 17  trees on  the second floor, and three trees on  the seventh
floor.
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d. Access, Circulation, and Parking  

The Project would include a new driveway with access along South Flower Drive that 

would provide ingress and egress into the wrapped at-grade parking garage.  As previously 

discussed, AB 2097 prohibits a public agency from imposing or enforcing any minimum 

automobile parking requirement on any residential, commercial, or other development project that 

is located within one-half mile of a major transit stop. Per AB 2097, the Project is not required to 

provide a minimum number of parking spaces as it is a mixed-use residential project located 

0.3 miles from a major transit stop served by an existing rail transit station and two or more bus 

lines within a 20-minute service interval during the morning and afternoon commute periods, as 

described above. Nonetheless, the Project would voluntarily include 40 vehicle spaces, consisting 

of 34 parking spaces for residents and six parking spaces for visitors.  The Project would provide 

36 EV Ready spaces (all 34 of the residential parking spaces and 25 percent, or two, of the 

commercial parking spaces would be EV Ready) and would further be subject to the most updated 

version of the California Green Building Code at time of Project filing. 

The Project would provide short- and long-term bicycle spaces for both residential and 

commercial uses. A total of 16 short-term bicycle spaces would be located on South Figueroa 

Street and West 38th Street in bike racks proposed to be located in the public right-of-way. In 

addition, 130 long-term bicycle spaces would be located on the ground floor of the Project Site 

within the at-grade parking garage with access from the main entrance lobby and parking garage.   

Residential access would be provided from the ground floor to the main lobby along South 

Figueroa Street and a secondary lobby along West 38th Street.  Retail and restaurant access for 

pedestrians would be provided from the ground floor along South Figueroa Street. Access for 

loading and trash staging and pickup would be located along South Flower Drive. within the 

driveway entry. 

e. Lighting and Signage 

Lighting for the Project is intended to minimize light trespass and glare from the Project Site 

onto adjacent properties and to provide safety and nighttime visibility through shielded, focused, 

and directed illumination. Proposed signage along South Figueroa Street includes mounted and 

backlist signage over the main lobby entry doors and at the top of the building facing both south 

and north.  Commercial signage would be mounted to the canopy awning above the commercial 

glass front and would be illuminated from the interior. Additional lighting includes planter uplighting 

and trellis-mounted down light for each roof deck, building-mounted emergency lighting along 

South Flower Drive and at the points for ingress and egress around the building perimeter, and 

interior courtyard lighting. All signage would comply with the requirements of the LAMC. 

f. Site Security  

During construction of the Project, the Project Site would be fenced, gated, and monitored 

via surveillance cameras, on-site security, and/or security drive-by patrols.  During operation of 

the Project, access to the parking structure would be controlled through gated entries, and the 

entry areas would be well illuminated. All resident building entries would only be accessible 

through key fob access, either from a door into the building or a gate into a side yard. All side 
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6. Anticipated Construction Schedule 

Construction of the Protect is anticipated to begin in 2027 and end in 2029. Opening year 

of the Project would be 2030.  Demolition of existing uses is estimated to include 83,664 square 

feet of existing residential uses and hardscaped areas such as parking lots and driveways.  It is 

estimated that 8,310 cubic yards (CY) of soil export would be hauled from the Project Site. 

Construction hours would occur in accordance with LAMC requirements which prohibit 

construction between the hours of 9:00 p.m. and 7:00 a.m. Monday through Friday, after 6:00 

p.m. and before 8:00 a.m. on Saturday, and at any time on Sunday or holidays. Parking for the 

construction workers would be provided on the Project Site or would be leased from nearby off-

site parking areas. 

7. Requested Permits And Approvals 

The anticipated requests for approval of the Project are listed below. The Environmental 

Impact Report will analyze impacts associated with the Project and will provide environmental 

review sufficient for all necessary entitlements and public agency actions associated with the 

Project. The discretionary entitlements, reviews, permits and approvals required to implement the 

Project include, but are not necessarily limited to, the following:  

1. Pursuant to LAMC Section 12.22 A.25 and California Government Code Section 

65915, a Density Bonus Compliance Review for a 32 percent increase in density for a 

Housing Development Project setting aside four units for Extremely Low Income 

households, 22 units for Very Low Income households, and 16 units for Low Income 

Households for a period of 55 years, including four Incentives and four Waivers of 

Development Standards, as follows:   

a. An On-Menu Incentive to allow averaging of floor area ratio, density, and open 

space over the Project Site, and permit vehicular access from a less restrictive 

zone to a more restrictive zone.  

b. An On-Menu Incentive to allow a 19 percent decrease in the total amount of 

required open space, from 28,550 square feet to 23,127 square feet.  

c. An Off-Menu Incentive to allow a FAR of 4.5:1 across the Project Site in lieu of 

the otherwise maximum permitted FAR of 3:1 in the RD1.5 Zone and 1.5:1 in the 

C2 Zone.  

d. An Off-Menu Incentive to allow a height increase across the Project Site to 86 

feet and seven stories, in lieu of the maximum permitted 75 feet and six stories in 

the C2-1L Zone, and 45 feet in RD1.5-1 Zone.  

e. A Waiver of Development Standard to reduce the front yard setback along West 

38th Street from 15 feet to six inches.  

f. A Waiver of Development Standard to reduce the side yard setback along South 

Flower Drive from 10 feet to zero feet.  
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g. A Waiver of Development Standard to reduce the side yard setback along the 

western interior property line from 10 feet to two feet.  

h. A Waiver of Development Standard to reduce the rear yard setback along the 

southern interior property line from 15 feet to five feet, one inch.  

2. Pursuant to LAMC Section 16.05, a Project Review for a project resulting in an increase 

of 50 or more dwelling units; and  

3. Pursuant to LAMC Section 17.15, a Vesting Tentative Tract Map (VTTM No. 84555-

CN) for the merger and re-subdivision of nine lots into one ground lot for residential and 

commercial condominium purposes; and a haul route for 8,310 cubic yards of exported 

soil. 

4. Other discretionary and ministerial permits that may be deemed necessary, including, but 

not limited to, temporary street closure permits, grading permits, excavation permits, 

foundation permits, building permits, and sign permits. 

8. Responsible and Trustee Public Agencies 

A Responsible Agency under CEQA is a public agency that proposes to carry out or 

approve a project, for which a lead agency is preparing or has prepared an EIR or negative 

declaration (State CEQA Guidelines Section 15381). No responsible agencies have been 

identified for the Project. A Trustee Agency under CEQA is a state agency having jurisdiction by 

law over natural resources affected by a project which are held in trust for the people of the State 

of California (State CEQA Guidelines Section 15386).  No trustee agencies have been identified 

for this Project. 
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