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JPARK ARCHITECTSLH  HOUSING 2208 S. UNION AVE

2208 S UNION AVE, 
LOS ANGELES, CA 90007

C2-1VL-O-HPOZ-CPIO
26,045.7 sf
26,045.7 sf

1.5 : 1
4.5 : 1

117,205 sf
90,647 sf

3.49 : 1

45'
78'

75'-7"

65 Units
Limited by Floor Area

155 Units

L6
L5
L4
L3
L2
L1

TOTAL

AREA SUMMARY

L6
L5
L4
L3
L2
L1
TOTAL

UNIT MIX SUMMARY
1BEDRM                      STUDIO                              TOTAL

31
31
31
31
31

155

PROJECT ADDRESS

ZONING
LOT AREA
BUILDABLE AREA

FAR ALLOWED
FAR ALLOWED
FLOOR AREA ALLOWED
FLOOR AREA PROVIDED
FAR PROVIDED

HEIGHT ALLOWED
HEIGHT ALLOWED
PROPOSED HEIGHT

DENSITY ALLOWED
DENSITY ALLOWED
DENSITY PROPOSED

PROJECT INFORMATION

PARKING SPACE REQUIREMENT

SETBACK REQUIREMENT

FRONT YARD
SIDE YARD
SIDE YARD

REAR YARD

REQUIRED

0'-0"
10'-0"
10'-0"

0'-0"
19'-0"

0'-0"

PROVIDED

8'-0"
5'-0"
0'-0"

6'-11"

WEST (UNION)

SOUTH (23RD ST)

NORTH (22ND ST)

EAST

90,647 / 26,045.7 =3.49

PER C2-1VL

26,046 / 400 = 65

TREES REQUIRED

65% REDUCTION
TREES PROVIDED

39

14
14

(1 TREE PER 4 UNITS)
155 / 4 = 50

PROVIDED

24                     0              24
STANDARD         COMPACT        TOTAL

155 UNITS   x   0   =    0  SPACE
REQUIRED

TOTAL REQUIRED ACCESSIBLE PARKING (2% OF TOTAL)
REQUIRED EVCS PARKING (10% OF TOTAL)
REQUIRED EV READY PARKING (25% OF TOTAL)

1
3
6

80% OF TOTAL DENSITY AFFORDABLE UNITS PROVIDED: 124 UNITS
(105 UNITS LI + 19 UNITS MI)

20% OF TOTAL DENSITY MARKET RATE UNITS PROVIDED: 31 UNITS
(INCLUDES 1 MANAGER'S UNIT)

PER AB 2097
WITHIN 1/2 MILE OF PUBLIC TRANSIT

PER ZIMAS

15,427 sf
15,427 sf
15,427 sf
15,427 sf
18,105 sf
10,834 sf

90,647 sf

7137.4+7139.7+2834.7+8933.9

TREE

1. FAR INCREASE TO ALLOW 4.5:1 IN LIEU OF 1.5:1.
2. 33' HEIGHT INCREASE. ADDITION TO 45' PER ZONING.

OPEN SPACE REQUIREMENT

< 3 HABITABLE ROOMS
= 3 HABITALBE ROOMS
> 3 HABITABLE ROOMS
TOTAL

155
0
0

100
125
175

x
x
x

15,500 sf
0 sf
0 sf

15,500 sf

=
=
=

REQUIRED (PER LAMC)

DENSITY BONUS AHIP

3 OR 4 BED RM

2 BED RM

STUDIO/ 1 BED

ON-MENU INCENTIVES

OFF-MENU INCENTIVES

BASE INCENTIVES
LONG TERM

SHORT TERM

BICYCLE PARKING REQUIREMENT
REQUIRED           PROVIDED

103 Space

10 Space

25/1 + 75/1.5 + 55/2 = 103

25/10 + 75/15 + 55/20 = 10

1. EAST SIDE YARD REDUCTION 
2. OPEN SPACE REDUCTION

1. 50% LONG-TERM BIKE PARKING REDUCTION
2. 65% TREE REDUCTION
3. 25% PRIMARY FRONTAGE GLAZING REDUCTION

31
31
31
31
31

155

REQUIRED (PER AHIP)
15% OF THE TOTAL LOT AREA OR 10% OF TOTAL FLOOR AREA
CONFINED WITHIN THE PERIMETER WALLS OF THE
RESIDENTIAL UNITS.
(388 sf x 27 + 416 sf x 123 + 390 sf x 5) x 10% = 6,359.4 sf

(PER AHIP)

45'+33'=78'

PROPOSED  

PER LAMC

PER LAMC

PER CPIO

PER LAMC

PER CPIO

52 Space

10 Space

04.21.2026

ROOF
L6
L5
L4
L3
L2
L1
TOTAL

200
200
200

600 6,361 sf=

PRIVATE          COMMON (EXT.)     COMMON (INT.)

4,289

1,472

5,761+

1.  EXT. COMMON O.S. AREA TO BE MIN. 50% OF TOTAL OPEN SPACE REQUIRED

1
2,886 MIN.

TOTAL 6,359.4 sf

(PER LAMC)

(PER LAMC)

(PER AHIP)

(PER AHIP)

(PER AHIP)

(PER LAMC)

PER LAMC

Project Summary
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University Park HPOZ

University Park Historic Preservation Overlay Zone
Architectural Survey: Structure Designation

Ordinance 173,160
Adoption Date: 03-22-2000
Effective Date: 05-15-2000

CPC-1999-137-HPOZ
Council File Index 00-0270
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ZONING PER ZIMAS
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Contextual Building Height Analysis (3+ Stories)

University Park Historic Preservation Overlay Zone
Architectural Survey: Structure Designation

Ordinance 173,160
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JPARK ARCHITECTS
Contextual Building Height Analysis (3+ Stories)

LH  HOUSING 04.21.20262208 S. UNION AVE

1026 22ND ST2390 PORTLAND ST

44 ST JAMES PARK848 W 23RD ST

2343 SCARFF ST 123

45
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841 W 23RD ST801 W 23RD ST

2120 ESTRELLA AVE2120 ESTRELLA AVE

704 W 23RD ST 678

910

Contextual Building Height Analysis (3+ Stories)
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815 W 21ST ST1953 ESTRELLA AVE

1926 BONSALLO AVE800 W WASHINGTON BLVD

853 W WASHINGTON BLVD 111213

1415

Contextual Building Height Analysis (3+ Stories)



JPARK ARCHITECTS
Front Yard Setback Analysis

LH  HOUSING

N

CONTRIBUTING STRUCTURE
NON-CONTRIBUTING STRUCTURE
FRONT YARD SETBACK (PER ZIMAS)
INDEX NUMBER
HPOZ BOUNDARY
PROPOSED PROJECT
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AVERAGE SETBACKS:
PROPOSED SETBACK AT 2216 S. UNION AVE                      
WEST SIDE OF UNION AVE
WEST SIDE OF UNION AVE(CONTRIBUTING)
EAST SIDE OF UNION AVE
EAST SIDE OF UNION AVE(CONTRIBUTING)
TOTAL AVEARGE ON UNION AVE.
TOTAL AVEARGE ON UNION AVE(CONTRIBUTING)

0'-0"
6'-8"
6'-3"
3'
23'
5'
15'

9'

SITE
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20

8' 22' 30' 30' 10'

12'
10'12' 6' 8' 16'

5' 0' 0' 0'

0' 0' 0' 0'
0'

19'

16'

18'

16'

14'

12'

13'

13'

14'

15'

14'

17'

18'



JPARK ARCHITECTSLH  HOUSING

N

CONTRIBUTING STRUCTURE
NON-CONTRIBUTING STRUCTURE
FRONT YARD SETBACK (PER ZIMAS)
INDEX NUMBER
HPOZ BOUNDARY
PROPOSED PROJECT
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Contributing Structure Context
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2400 HOOVER ST
SETBACK: 0' (ZIMAS)
# STORIES: 1
HEIGHT: 12' (PERMIT)
MATERIAL: BRICK
COMMERCIAL VERNACULAR
COMMERCIAL BUILDING

2316 UNION AVE
SETBACK: 0' (ZIMAS)
# STORIES: 2
HEIGHT: 23' (PERMIT)
MATERIAL: BRICK
COMMERCIAL VERNACULAR
COMMERCIAL BUILDING

2312 S UNION AVE
SETBACK: 0' (ZIMAS)
# STORIES: 2
HEIGHT: 23' (PERMIT)
MATERIAL: BRICK
COMMERCIAL VERNACULAR
COMMERCIAL BUILDING

2308 S UNION AVE
SETBACK: 0' (ZIMAS)
# STORIES: 2
HEIGHT: 20' (PERMIT)
MATERIAL: BRICK
COMMERCIAL VERNACULAR
COMMERCIAL BUILDING

2120 S UNION AVE
SETBACK: 14' (ZIMAS)
# STORIES: 2
ESTIMATED HEIGHT: 20'
MATERIAL: CLAPBOARD
CRAFTSMAN
RESIDENTIAL

2110 S UNION AVE
SETBACK: 16' (ZIMAS)
# STORIES: 1
HEIGHT: 14' (PERMIT)
MATERIAL: CLAPBOARD
CRAFTSMAN
RESIDENTIAL

2102 S UNION AVE
SETBACK: 6' (ZIMAS)
# STORIES: 2
HEIGHT: 20' (PERMIT)
MATERIAL: CLAPBOARD
CRAFTSMAN
RESIDENTIAL

2102 S UNION AVE
SETBACK: 12' (ZIMAS)
# STORIES: 1
HEIGHT: 11' (PERMIT)
MATERIAL: BRICK
CRAFTSMAN
RESIDENTIAL

04.21.20262208 S. UNION AVE

1234

5678

Contributing Structure Context
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2012 S UNION AVE
SETBACK: 10' (ZIMAS)
# STORIES: 2
ESTIMATED HEIGHT: 24' 
MATERIAL: CLAPBOARD
CRAFTSMAN
RESIDENTIAL

2107 S UNION AVE
SETBACK: 22' (ZIMAS)
# STORIES: 3
HEIGHT: 30' (PERMIT)
MATERIAL: CLAPBOARD
CRAFTSMAN
RESIDENTIAL

2111 S UNION AVE
SETBACK: 30' (ZIMAS)
# STORIES: 3
HEIGHT: 34' (PERMIT)
MATERIAL: WOOD SHINGLES
CRAFTSMAN + SHINGLE
RESIDENTIAL

2308 S UNION AVE
SETBACK: 30' (ZIMAS)
# STORIES: 3
ESTIMATED HEIGHT: 36'
MATERIAL: CLAPBOARD
CRAFTSMAN
RESIDENTIAL

1038 W 23RD ST
SETBACK: 16' (ZIMAS)
# STORIES: 1
ESTIMATED HEIGHT: 14'
MATERIAL: CLAPBOARD
VICTORIAN
RESIDENTIAL

1032 W 23RD ST
SETBACK: 18' (ZIMAS)
# STORIES: 2
HEIGHT: 21' (PERMIT)
MATERIAL: CLAPBOARD
VICTORIAN
RESIDENTIAL

1030 W 23RD ST
SETBACK: 16' (ZIMAS)
# STORIES: 2
HEIGHT: 25' (PERMIT)
MATERIAL: CLAPBOARD
VICTORIAN + CRAFTSMAN
RESIDENTIAL

2308 S UNION AVE
SETBACK: 10' (ZIMAS)
# STORIES: 3
HEIGHT: 34' (PERMIT)
MATERIAL: CLAPBOARD
CRAFTSMAN + QUEEN ANNE
RESIDENTIAL

1026 W 23RD ST
SETBACK: 19' (ZIMAS)
# STORIES: 1
HEIGHT: 12' (PERMIT)
MATERIAL: CLAPBOARD
VICTORIAN
RESIDENTIAL

04.21.20262208 S. UNION AVE

910111213

14151617

Contributing Structure Context
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1036 W 22ND ST
SETBACK: 19' (ZIMAS)
# STORIES: 2
HEIGHT: 22' (PERMIT)
MATERIAL: CLAPBOARD
VICTORIAN + QUEEN ANNE
RESIDENTIAL

1034 W 22ND ST
SETBACK: 16' (ZIMAS)
# STORIES: 1
HEIGHT: 18' (PERMIT)
MATERIAL: CLAPBOARD
VICTORIAN + QUEEN ANNE
RESIDENTIAL

1026 W 22ND ST
SETBACK: 9' (ZIMAS)
# STORIES: 3
HEIGHT: 36' (PERMIT)
MATERIAL: STUCCO
CRAFTSMAN 
RESIDENTIAL

1033 W 22ND ST
SETBACK: 17' (ZIMAS)
# STORIES: 3
ESTIMATED HEIGHT: 30'
MATERIAL: CLAPBOARD
VICTORIAN + QUEEN ANNE
RESIDENTIAL

1043 W 22ND ST
SETBACK: 15' (ZIMAS)
# STORIES: 3
ESTIMATED HEIGHT: 30'
MATERIAL: CLAPBOARD
VICTORIAN
RESIDENTIAL

04.21.20262208 S. UNION AVE

18192021

22

Contributing Structure Context
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Non-Contributing Structure Context

LH  HOUSING

N

CONTRIBUTING STRUCTURE
NON-CONTRIBUTING STRUCTURE
FRONT YARD SETBACK (PER ZIMAS)
INDEX NUMBER
HPOZ BOUNDARY
PROPOSED PROJECT
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2306 1/2 S UNION AVE
SETBACK: 0' (ZIMAS)
# STORIES: 1
HEIGHT: 15' (PERMIT)
MATERIAL: STUCCO
COMMERCIAL VERNACULAR
COMMERCIAL BUILDING

2304 1/2 S UNION AVE2300 1/2 S UNION AVE

2108 S UNION AVE
SETBACK: 8' (ZIMAS)
# STORIES: 2
HEIGHT: 24' (PERMIT)
MATERIAL: STUCCO
CRAFTSMAN
RESIDENTIAL

2006 S UNION AVE
SETBACK: 12' (ZIMAS)
# STORIES: 1
ESTIMATED HEIGHT: 9' 
MATERIAL: -
-
RESIDENTIAL

2023 S UNION AVE
SETBACK: 8' (ZIMAS)
# STORIES: 2
ESTIMATED HEIGHT: 27' 
MATERIAL: BRICK & TILE
MODERN
SCHOOL FACILITY

04.21.20262208 S. UNION AVE

1

234

Non-Contributing Structure Context
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2201 S UNION AVE
SETBACK: 5' (ZIMAS)
# STORIES: 1
ESTIMATED HEIGHT: 17'
MATERIAL: BRICK
MODERN
COMMERCIAL BUILDING

1047 W 23RD ST
SETBACK: 13' (ZIMAS)
# STORIES: 2
HEIGHT: 19' (PERMIT)
MATERIAL: STUCCO
MODERN
RESIDENTIAL

1043 W 23RD ST
SETBACK: 13' (ZIMAS)
# STORIES: 2
HEIGHT: 19' (PERMIT)
MATERIAL: STUCCO
MODERN
RESIDENTIAL

1029 W 23RD ST
SETBACK: 12' (ZIMAS)
# STORIES: 3
ESTIMATED HEIGHT: 34' 
MATERIAL: STUCCO
MODERN
RESIDENTIAL

2203 S UNION AVE
SETBACK: 1' (ZIMAS)
# STORIES: 1
HEIGHT: 16' (PERMIT)
MATERIAL: STUCCO
MODERN
COMMERCIAL BUILDING

2211 S UNION AVE
SETBACK: 1' (ZIMAS)
# STORIES: 2
HEIGHT: 36' (PERMIT)
MATERIAL: STUCCO
MODERN / ART DECO
COMMERCIAL BUILDING

2219 S UNION AVE
SETBACK: 0' (ZIMAS)
# STORIES: 1
HEIGHT: 17' (PERMIT)
MATERIAL: STUCCO
MISSION REVIVAL
COMMERCIAL BUILDING

1027 W 23RD ST
SETBACK: 14' (ZIMAS)
# STORIES: 2
ESTIMATED HEIGHT: 25' 
MATERIAL: STUCCO + WOOD
-
RESIDENTIAL

04.21.20262208 S. UNION AVE

5678

9

7

101112

Non-Contributing Structure Context
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1042 W 22ND ST
SETBACK: 16' (ZIMAS)
# STORIES: 1
ESTIMATED HEIGHT: 14'
MATERIAL:  CLAPBOARD
ARTS AND CRAFTS
RESIDENTIAL

1037 W 22ND ST
SETBACK: 14' (ZIMAS)
# STORIES: 2
ESTIMATED HEIGHT: 26'
MATERIAL: STUCCO
PROVINCIAL REVIVAL
RESIDENTIAL

1029 W 22ND ST
SETBACK: 18' (ZIMAS)
# STORIES: 1
HEIGHT: 14' (PERMIT)
MATERIAL: CLAPBOARD
VICTORIAN + QUEEN ANNE
RESIDENTIAL

04.21.20262208 S. UNION AVE

131415

Non-Contributing Structure Context
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Elevations w. Context

LH  HOUSING

CONTEXTELEVATION (NORTHWEST SIDE OF UNION AVE)

HOOVER ST

 WASHINGTON BLVD

COMMERCIAL VERNACULAR
(BRICK OR STUCCO)

CRAFTSMAN
(CLAPBOARD, STUCCO OR BRICK)

CONTRIBUTING
STURCTURE

NON-CONTRIBUTING
STURCTURE

NON-CONTRIBUTING
STURCTURE

CONTRIBUTING
STURCTURE

CONTRIBUTING
STURCTURE

COMMERCIAL AREA
C2 ZONING

RESIDENTIAL AREA
RD2 ZONING

04.21.20262208 S. UNION AVE
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Elevations w. Context

LH  HOUSING

CONTEXTELEVATION

TOBERMAN ST

 TOBERMAN ST

VICTORIAN + QUEEN ANNE
(CLAPBOARD)

MODERN
(STUCCO)

NON-CONTRIBUTING
STURCTURE

NON-CONTRIBUTING
STURCTURE

CONTRIBUTING
STURCTURE

NORTHEAST SIDE OF 23RD ST

SOUTHWEST SIDE OF 22ND ST

LOWERED BUILDING
HEIGHT TO ALIGN
SURROUNDING RD2
ZONING.

RESIDENTIAL AREA
RD2 ZONING

RESIDENTIAL AREA
RD2 ZONING

04.21.20262208 S. UNION AVE
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Elevations w. Context

LH  HOUSING

CONTEXTELEVATION (SOUTHWEST SIDE OF UNION AVE)

HOOVER ST

 WASHINGTON BLVD

MODERN
(BRICK + TILE)

CRAFTSMAN
(CLAPBOARD)

MODERN
(BRICK OR STUCCO)

CONTRIBUTING
STURCTURE

NON-CONTRIBUTING
STURCTURE

MODERN/ART DECO
(STUCCO)

MISSION REVIVAL
(STUCCO)

NON-CONTRIBUTING
STURCTURE

COMMERCIAL AREA
C2 ZONING

RESIDENTIAL AREA
RD2 ZONING

SCHOOL FACILITY
C2 ZONING

04.21.20262208 S. UNION AVE
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        ARCHITECTURAL STYLES
UNIVERSITY PARK HPOZ PRESERVATION PLAN - JULY 14,  2005

Most “Main Street” commercial buildings from the first quarter of the
twentieth century can be categorized as “commercial vernacular.”
Typically of brick construction with finished red, buff, or brown brick
used in the facade, these buildings were one to three stories and
could be free - standing or contiguous with buildings on either side.
They consist of three parts: a ground level of storefronts, a middle
level of windows illuminating the commercial or residential uses of
the upper story(s), and a top, either a parapet or a cornice.
Often detailing was derived from many Revival styles and was ex-
ecuted either in differently colored brick or in brick patterns, terra
cotta, or cast stone.  Storefronts were usually composed of a bulk-
head (wood in the earliest examples, tile or bakelite in later eras),
display windows, a glazed entry, and a transom which banded the
entire composition.  Upper story windows could be flat headed or
have segmented arches.

Turn of the Century Styles
Commercial Vernacular

 
 
 
 
Commercial Vernacular - Common character defining features 
Windows (pg. 53) Porches/Balconies 

(pg. 62) 
Doorways (pg. 58) 

� Four-over-four, Six-
over-six 

� Rectangular tops 
� Arranged in pairs or 

threes  
� Shutters  

� Relatively restrained 
� Small in size 
� Square or round 

columns   

� Single 
� Rectangular  
 
  

 Roofs (pg. 66) Building Materials (pg. 74)  
� Side gabled 
 
 

� Shingles 
� Clapboard   

 

 
 

COMMERCIAL VERNACULAR
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Context Analysis

LH  HOUSING

Commercial Vernacular Characteristics:
In University Park, commercial vernacular architecture typically
refers to "everyday" functional buildings designed without a formal
high-style architect but following established local patterns.

Tripartite Division: Traditional commercial buildings are often
divided into a base (storefronts), shaft (upper-story windows /
tenants), and a cornice top.

Storefront Design: Original storefronts usually feature large
display windows with high "bulkheads" (the lower part of the
storefront) and recessed entries.

Streetscape Integration: Buildings are typically built to the
property line, creating a continuous "street wall" that encourages
a pedestrian-friendly environment.

2300 S UNION AVE 2302 S UNION AVE

2318 S UNION AVE2308 S UNION AVE2306 S UNION AVE

04.21.20262208 S. UNION AVE

Our design intent is not to replicate the Commercial Vernacular architectural style.
Its inspiration evokes in the contemporary interpretation of its design elements and
characteristics.

THE FACADE DESIGN EVOKES COMMERCIAL VERNACULAR ARCHITECTURAL STYLE.
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RECESSED ENTRYWAYS FOR BOTH RESIDENTIAL1
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LOWERED BUILDING HEIGHT TO ALIGN SURROUNDING RD-22

GABLE ROOF WITH SHINGLE ROOFING MATERIAL3

PARKING SCREENED FROM PUBLIC VIEW
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