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JUSTIFICATION FOR PROJECT EXEMPTION 
CASE NO. ENV-2025-1766-CE  

 
Project Description 
 
The project includes the demolition of an existing two (2) story, five (5)-unit residential apartment 
building and construction of a five story, 20-unit residential apartment building and one additional 
Accessory Dwelling Unit (ADU). The subject property is a rectangular-shaped lot with 
approximately 50 feet of street frontage along the eastern side of Argyle Avenue and a lot area 
of approximately 8,353 square-feet. The subject property is zoned R3-1XL and is located in the 
Hollywood Community Plan Area with a Medium Residential land use designation. The proposed 
building will rise to a maximum height of 52 feet and will be constructed with five (5) residential 
floors over one (1) partially subterranean level of parking containing 21 vehicle parking spaces, 
30 long-term bicycle parking spaces, and four (4) short-term bicycle parking spaces. The project 
will contain 23,322 square-feet of floor area for a Floor Area Ratio (FAR) of 3.89:1. The unit mix 
will be comprised of 11 two-bedroom units and nine (9) one-bedroom units. There will be 1,828.75 
square-feet of open space, comprised of 866 square-feet of private open space, a 960 square-
foot roof deck, and a 300 square-foot balcony. The project proposes to remove 17 on-site non-
protected trees and add six (6) new trees on the roof deck. The project proposes to export 3,875 
cubic yards of soil during construction. 
  
CEQA Determination – Class 32 Categorical Exemptions Apply 
 
A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and 
meets the following criteria:  
 

(a)  The project is consistent with the applicable general plan designation and all 
applicable general plan policies as well as with the applicable zoning designation 
and regulations; 

(b)  The proposed development occurs within city limits on a project site of no more than 
five acres substantially surrounded by urban uses; 

(c)  The project site has no value as a habitat for endangered, rare or threatened 
species;  

(d)  Approval of the project would not result in any significant effects relating to traffic, 
noise, air quality, or water quality; and  

(e)  The site can be adequately served by all required utilities and public services.  
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The project is for the demolition of an existing two (2) story, five (5)-unit residential apartment 
building and construction of a five story, 20-unit residential apartment building and one additional 
Accessory Dwelling Unit (ADU). As a residential project that is consistent with the general plan 
and a project which is characterized as in-fill development, the project qualifies for the Class 32 
Categorical Exemption. 
 
The site is zoned R3-1XL and has a General Plan Land Use Designation of Medium Residential. 
As shown in the case file, the project is consistent with the applicable Hollywood Community Plan 
designation and policies and all applicable zoning designations and regulations. The subject site 
is wholly within the City of Los Angeles, on a site that is approximately 0.2 acres. Lots adjacent 
to the subject site are developed with the following urban uses: Medium Residential, Low-Medium 
Residential. The site is previously disturbed and surrounded by development and therefore is not, 
and has no value as, a habitat for endangered, rare or threatened species. There are no protected 
trees on the site as identified in the Tree Report prepared by Arsen Margossian on February 20, 
2026. Seventeen Non-Protected trees are proposed to be removed from the subject site, and will 
be replaced with a minimum of six 24-inch box Chilopsis Linearis Desert Willow trees. However, 
as explained in the project description, the applicant will be required to improve the right-of-way. 
Prior to any work on the right-of-way, the applicant will be required to obtain approved plans from 
the Department of Public Works. As there currently is no approved right-of-way improvement plan 
and for purposes of conservative analysis and the requirements of CEQA, Planning has analyzed 
the worst-case potential for removal of all street trees. Note, no street tree or protected tree may 
be removed without prior approval of the Board of Public Works/Urban Forestry (BPW) under 
LAMC Sections 62.161 - 62.171. At the time of preparation of this CE, no approvals have been 
given for any tree removals on-site or in the right-of-way by BPW. Based on the above, Planning 
has required a Tree Report to identify all trees on the project site and in the right-of-way that could 
be impacted by the Project and to consider the potential removal of two (2) street trees.  
 
The project will be subject to Regulatory Compliance Measures (RCMs), which require 
compliance with the City of Los Angeles Noise Ordinance pollutant discharge, dewatering, 
stormwater mitigations; and Best Management Practices for stormwater runoff. These RCMs will 
ensure the project will not have significant impacts on noise and water. Furthermore, the project 
does not exceed the threshold criteria established by LADOT for preparing a transportation study. 
Therefore, the project will not have any significant impacts to traffic or transportation Interim 
thresholds were developed by DCP staff based on CalEEMod model runs relying on reasonable 
assumptions, consulting with AQMD staff, and surveying published air quality studies for which 
criteria air pollutants did not exceed the established SCAQMD construction and operational 
thresholds. The project site will be adequately served by all public utilities and services given that 
the construction of a five-story, 20-unit residential apartment building and one additional 
Accessory Dwelling Unit (ADU) will be on a site which has been previously developed and is 
consistent with the General Plan. Therefore, the project meets all of the Criteria for the Class 32. 
 
The Director of Planning determined that, based on the whole of the administrative record, the 
project is exempt from CEQA pursuant to State CEQA Statutes and Guidelines, Section 15332  
(Class 32) and that there is no substantial evidence demonstrating that an exception to a 
Categorical Exemption pursuant to CEQA Guidelines, Section 15300.2 applies. 
 
CEQA Section 15300.2: Exceptions to the Use of Categorical Exemptions. 
 
The City has considered whether the proposed project is subject to any of the six (6) exceptions 
that would prohibit the use of a categorical exemption as set forth in State CEQA Guidelines 
Section 15300.2. The six (6) exceptions to this Exemption are: (a) Location; (b) Cumulative 
Impacts; (c) Significant Effect; (d) Scenic Highways; (e) Hazardous Waste Sites; and (f) Historical 
Resources. 
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(a) Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where the project is to 

be located – a project that is ordinarily insignificant in its impact on the environment may in a 
particularly sensitive environment be significant. Therefore, these classes are considered to 
apply in all instances, except where the project may impact on an environmental resource of 
hazardous or critical concern where designated, precisely mapped, and officially adopted 
pursuant to law by federal, state, or local agencies. 

 
This project utilizes Categorical Exemption 32, and as such, this exception does not apply.  

 
(b) Cumulative Impacts. All exemptions for these classes are inapplicable when the cumulative 

impact of successive projects of the same type in the same place, over time is significant.  
 

A significant impact may occur if the proposed project, in conjunction with the related projects, 
would result in impacts that are less than significant when viewed separately but significant 
when viewed together. The following projects were or are filed with the Department of City 
Planning: 

 
PROJECTS WITHIN A QUARTER MILE FROM THE SUBJECT SITE 

Address Case Number Date Filed Scope of Work 
2031 North Vista 

Del Mar Ave 
 

ZA-2014-32-ZV 1/6/2014 Establishment of a 12th 
apartment unit in an 11-unit 

apartment building 
 

Per the table above, there was only one (1) project filed or filed and approved with the 
Department of City Planning within the quarter-mile radius. Case No. ZA-2014-32-ZV was 
approved on March 23, 2017, which permitted the legalization of an 11th and 12th unit at an 
existing apartment building. A Certificate of Occupancy was issued on March 28, 2019, for 
this scope of work, and as such, there is no construction which would occur at the same time 
and therefore the project would not result in a cumulative impact.  
 
As the project is located within a BOE Special Grading Area and is proposing an export of 
3,875 cubic-yards, the project will be required to file for a haul route approval.  
 
According to the data pulled from both Navigate LA  on the LADBS Website, there are no 
other properties with active haul routes and one pending haul route permit at 1954 North 
Argyle Avenue within 500 feet of the subject property. Therefore, it is unlikely that this would 
result in a cumulative impact for the reasons below.  
 
The haul route approval will be subject to recommended conditions prepared by Los Angeles 
Department of Transportation (LADOT) and Bureau of Street Services (BSS) to be considered 
by the Board of Building and Safety Commissioners that will reduce the impacts of 
construction-related hauling activity, monitor the traffic effects of hauling, and reduce haul trips 
in response to congestion.  
 
According to SCAQMD, individual construction projects that do not exceed the SCAQMD’s 
recommended daily thresholds for project-specific impacts would not cause a cumulatively 
considerable increase in emissions for those pollutants for which the Air Basin is in 
nonattainment. Interim thresholds were developed by DCP staff based on the CalEEMod 
model runs relying on reasonable assumptions, consulting with AQMD staff, and surveying 
published air quality studies. For this reason, it can be assumed that construction-related daily 
emissions at the project site would not exceed SCAQMD’s regional or localized significance 
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thresholds. Therefore, the project’s contribution to cumulative construction-related regional 
emissions would not be cumulatively considerable and therefore would be less than 
significant. Construction of the project would also have a less-than-significant impact with 
regard to localized emissions.  
 
As noise is a localized phenomenon and decreases in magnitude as distance from the source 
increases, only projects and ambient growth in the nearby area could combine with the 
proposed project to result in cumulatively considerable noise impacts. Therefore, the project 
is not likely to result in a significant cumulative impact due to the construction of the same 
type of development in the same place over time.  
 
Therefore, in compliance with all applicable regulations, no foreseeable cumulative impacts 
are expected.  

 
(c) Significant Effect. A categorical exemption shall not be used for an activity where there is 

a reasonable possibility that the activity will have a significant effect on the environment due 
to unusual circumstances.  

 
The subject property is presently developed with a two-story, five-unit residential apartment 
building and is zoned R3-1VL. The project proposes the demolition of the existing structure 
for the construction, use, and maintenance of a five (5) story, 20-unit residential apartment 
building, of which one (2) dwelling units will be reserved for Extremely Low Income 
Households, as well as one additional ADU. The building will rise to a maximum height of 52 
feet and will be constructed with five (5) residential floors over one (1) partially subterranean 
level of parking containing 20 vehicle parking spaces, 30 long-term bicycle parking spaces, 
and four (4) short-term bicycle parking spaces. The project will contain 23,322 square-feet of 
floor area for a Floor Area Ratio (FAR) of 3.89:1. There will be 1,828.75 square-feet of open 
space, comprised of 866 square-feet of private open space, a 960 square-foot roof deck, and 
a 300 square-foot balcony.  
 
As identified in the Tree Report prepared by Arsen Margossian, Certified Consulting Arborist 
(#WE-72A) on February 20, 2026, there are 17 non-Protected Trees on site. The project will 
remove 17 non-Protected Trees on site and replace them with six (6) new trees on the roof 
deck. According to the Owner’s Declaration of Biological Resources, the project site does not 
contain any biological resources. The project site is surrounded by development and 
therefore is not, and has no value as, a habitat for endangered, rare or threatened species. 
There are no unusual circumstances which may lead to a significant effect on the 
environment and this exception does not apply.  
 
The project site is located within a Very High Fire Hazard Severity Zone, Special Grading 
Area (BOE Basic Grid Map A-13372), Santa Monica Mountains Zone, Liquefaction Zone, 
and the site is 0.19 kilometers from the Hollywood Fault. However, specific Regulatory 
Compliance Measures (RCMs) in the City of Los Angeles regulate the grading and 
construction of projects in these sensitive locations and will reduce any potential impacts to 
less than significant. The following specific RCMs would apply to the proposed project:  

 
• Regulatory Compliance Measure RC-GEO-1 (Seismic): The design and 

construction of the project shall conform to the California Building Code seismic 
standards as approved by the Department of Building Safety. 

 
• Regulatory Compliance Measure RC-GEO-2 (Hillside Grading Area): The grading 

plan shall conform with the City’s Landform Grading Manual guidelines, subject to 
approval by the Advisory Agency and the Department of Building and Safety’s Grading 
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Division. Appropriate erosion control and drainage devices shall be provided to the 
satisfaction of the Building and Safety Department. These measures include 
interceptor terraces, berms, vee-channels, and inlet and outlet structures, as specified 
by Section 91.7013 of the Building Code, including planting fast-growing annual and 
perennial grasses in areas where construction is not immediately planned. 

 
• Regulatory Compliance Measure RC-GEO-5 (Subsidence Area): Prior to the 

issuance of building or grading permits, the applicant shall submit a geotechnical 
report prepared by a registered civil engineer or certified engineering geologist to the 
written satisfaction of the Department of Building and Safety. The geotechnical report 
shall assess potential consequences of any subsidence and soil strength loss, 
estimation of settlement, lateral movement or reduction in foundation soil-bearing 
capacity and discuss mitigation measures that may include building design 
consideration. Building design considerations shall include, but are not limited to: 
ground stabilization, selection of appropriate foundation type and depths, selection of 
appropriate structural systems to accommodate anticipated displacements or any 
combination of these measures. The project shall comply with the conditions contained 
within the Department of Building and Safety’s Geology and Soil Report Approval 
Letter for the proposed project, and as it may be subsequently amended or modified. 

 
• Regulatory Compliance Measure RC-GEO-6 (Expansive Soils Area): Prior to the 

issuance of grading or building permits, the applicant shall submit a geotechnical 
report, prepared by a registered civil engineer or certified engineering geologist, to the 
Department of Building and Safety, for review and approval. The geotechnical report 
shall assess potential consequences of any soil expansion and soil strength loss, 
estimation of settlement, lateral movement, or reduction in foundation soil-bearing 
capacity, and discuss mitigation measures that may include building design 
consideration. Building design considerations shall include, but are not limited to: 
ground stabilization, selection of appropriate foundation type and depths, selection of 
appropriate structural systems to accommodate anticipated displacements or any 
combination of these measures. The project shall comply with the conditions contained 
within the conditions contained within the Department of Building and Safety’s Geology 
and Soils Report Approval Letter for the proposed project, and as it may be 
subsequently amended or modified.  

 
These RCMs have been historically proven to work to the satisfaction of the City Engineer to 
reduce any potential impacts from the specific environment in which the project is located. In 
addition, all haul route applications require the submittal of a Geology and Soils Report to the 
Los Angeles Department of Building and Safety (LADBS). A Geology and Soils Report 
Approval Letter, Log No. 127469, was prepared for the subject property, which details 
conditions of approval that must be followed, was issued by LADBS on September 13, 2023. 
In addition, roof and site drainage as well as sewer availability must comply with Bureau of 
Engineering and Bureau of Sanitation standards; and hydrants, Fire Department Access, and 
Fire Safety must be reviewed and approved by the Los Angeles Fire Department before 
permits can be issued. Due to its location within a Very High Fire Hazard Severity Zone, the 
project must also comply with the Brush Clearance Requirements of the Fire Code.  
 
The subject site is in a Very High Fire Hazard Severity Zone (VHFHSZ). This does not support 
an unusual circumstance as the City has thousands of similar developments of the same size 
and scale in VHFHSZ. Additionally, the existing regulatory compliance measures will ensure 
there is no potential for an impact. Such areas are subject to existing emergency plans and 
regulations that govern development in fire hazards areas: 
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• Adopted emergency response plans and emergency evacuation plans applicable to 
the City of Los Angeles, include the City of Los Angeles Emergency Operations Plan 
and the Los Angeles County Operational Area Emergency Response Plan (OAERP). 
The OAERP defines responsibilities and provides guidance to agencies and 
jurisdictions within the County Operational Area on how to interface with the 
Operational Area Coordinator during emergencies and disasters. The City’s 
Emergency Operations Plan and Annexes identify roles, responsibilities and required 
actions for various City departments, particularly LAFD and the LAPD. In addition to 
their emergency response plans, both the City and County also designate Disaster 
Routes, which are freeway, highway or arterial routes pre-identified for use during 
emergencies. Disaster routes are not the same as evacuation routes. The Evacuation 
Annex of the City’s Emergency Operation Plan provides that “[p]rimary evacuation 
routes consist of the major interstates, highways, and primary arterials within the City 
and Los Angeles County.” Disaster routes are used to bring emergency personnel, 
equipment, and supplies to impacted areas, while evacuation routes are used to move 
an affected population out of an impacted area. The closest County-designated 
primary (i.e. freeway) Disaster Route to the project site is the US 101 Hollywood 
Freeway.  
 

• Fire, Building, and Zoning Code. The project is subject to Public Resources Code 
Section 4290 and its implementing regulations in Title 14, Division 1.5, Chapter 7, 
Subdivision 2 (State Minimum Fire Safe Regulations) and Chapter 7 of the California 
Building Code. Properties in VHFHSZs must comply with the requirements of Fire 
Code Section 57.322, which requires brush clearance within 200 feet of any structure. 
LAFD performs microenvironment weather analysis to check for irregular weather 
patterns and changes, which alerts LAFD to conditions such as windy days combined 
with low humidity. LAFD uses a Burning Index to determine when to call a Red Flag 
Day. A Red Flag Day is when the potential for a fast-moving brush fire is extremely 
high, when wind speeds are 25 mph or more and the humidity is 15 percent or less. 
On those days, illegally parked cars in VHFHSZ areas may be towed if their presence 
would prevent roadway access needed by LAFD. LAFD also has a significant air 
response ready to deploy, including water-dropping helicopters, and the mission of 
LAFD Air Operations includes brush fire suppression. LAFD also has access to 
additional helicopters, fixed-wing aircraft, bulldozers, and fire engines through mutual 
aid agreements with the state, County, and other cities in the region. In addition to 
attacking wildfires from the sky, LAFD also has ground resources such as fire engines 
and trucks.  
 

• Chapter 33 of the City’s Fire Code provides requirements designed to reduce risk of 
fire ignition during construction. These include, but are not limited to, prohibition of 
smoking except in areas approved by the LAFD, refueling of equipment in appropriate 
locations, preparation of a fire prevention program, and designation of fire watch 
personnel during occurrence of hazardous construction activities. The Fire Code 
(LAMC Section 57.4906.5.2) also requires the management of hazardous vegetation 
and fuel, as well as maintenance of defensible space in wildland-urban interface areas. 
The Fire Code also includes regulations that address building materials and 
construction methods for construction in VHFHSZs, that are intended to reduce 
exterior wildfire exposure.  

 
Therefore, in conjunction with the above RCMs and compliance with other applicable 
regulations, the project will not result in a significant effect on the environmental due to 
unusual circumstances. 
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(d) Scenic Highways. A categorical exemption shall not be used for a project which may result 
in damage to scenic resources, including but not limited to, trees, historic buildings, rock 
outcroppings, or similar resources, within a highway officially designated as a state scenic 
highway.  

 
The only State Scenic Highway within the City of Los Angeles is the Topanga Canyon State 
Scenic Highway, State Route 27, which travels through a portion of Topanga State Park, 
located approximately 16 miles to the west of the site. Therefore, the project will not result in 
damage to any scenic resources, including but not limited to, trees, historic buildings, rock 
outcroppings, or similar resources, within a highway officially designated as a state scenic 
highway, and this exception does not apply. 

 
(e) Hazardous Waste. A categorical exemption shall not be used for a project located on a site 

which is included on any list complied pursuant to Section 65962.5 of the Government Code.  
 

According to Envirostor, the State of California’s database of Hazardous Waste Sites, neither 
the project site, nor any site in the vicinity, is identified as a hazardous waste site. 
Furthermore, the building permit history for the project site does not indicate the project site 
may be hazardous or otherwise contaminated.  
 

(f) Historic Resources. A categorical exemption shall not be used for a project which may 
cause a substantial adverse change in the significance of a historical resource. 

 
The project site has not been identified as a historic resource by local or state agencies, and 
the project site has not been determined to be eligible for listing in the National Register of 
Historic Places, California Register of Historical Resources, the Los Angeles Historic-Cultural 
Monuments Register, and/or any local register; and was not found to be a potential historic 
resource based on the City’s HistoricPlacesLA website or SurveyLA, the citywide survey of 
Los Angeles. The project site is currently vacant. Consequently, the project will not result in 
a substantial adverse change to the significance of a historic resource and this exception 
does not apply.  
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