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Associates, LP
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No
Representative:

PROJECT
LOCATION:

14006 West Riverside Drive - Westfield Fashion Center

Conversion of existing retail stores and back-of-house space into eight (8) new restaurants, in 
addition to the three (3) existing restaurants. The property is subject to existing (Q) Qualified 
zoning conditions, implemented by Ordinance No. 170151, which allowed fora maximum of 
three (3) sit-down restaurants at the mall. The applicant is requesting a Vesting Zone Change 
to update the Q Conditions in the Ordinance to allow eight additional restaurants, with hours of 
operation for all restaurants of Sunday through Thursday from 7:00 am to 11:00 pm, and Friday 
and Saturday from 7:00 am to 12:00 am.

PROPOSED
PROJECT:

In accordance with Section 12.32 of the Los Angeles Municipal Code, the following actions are 
requested:

REQUESTED
ACTION:

Pursuant to LAMC Section 12.32-Q.3, a Vesting Zone Change to modify previously adopted 
“Q” Condition No. 12 to allow the addition of eight new restaurants otherwise not permitted 
under the exiting “Q” Condition;

1.

Pursuant to LAMC Section 12.32-Q.3, a Vesting Zone Change to modify previously adopted 
“Q” Condition No. 15 to allow hours of operation for all restaurants Sunday through 
Thursday from 7:00 am to 11:00 pm, and Friday and Saturday from 7:00 am to 12:00 am;

2.

and

Pursuant to Section 21082.1(c)(3) of the California Public Resources Code, adopt the 
Negative Declaration (ND) for the above referenced project.

3.
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RECOMMENDED ACTIONS:

Pursuant to Section 12.32 of the Los Angeles Municipal Code:

Recommend that City Council approve a Vesting Zone Change to modify previously adopted “Q” 
Condition No 12 to allow the addition of eight new restaurants otherwise not permitted under the exiting 
“Q” Condition;

1.

Recommend that City Council approve a Vesting Zone Change to modify previously adopted “Q” 
Condition No 15 to allow for operating hours Sunday through Thursday from 7:00 am to 11:00 pm, and 
Friday and Saturday from 7:00 am to 12:00 am;

2.

Adopt Negative Declaration No. ENV-2016-779-ND for the project;3.

Advise the applicant that pursuant to State Fish and Game Code Section 711.4, a Fish and Game Fee 
is now required to be submitted to the County Clerk prior to or concurrent with the Environmental Notice 
of Determination (NOD) filing

4.

VINCENT P. BERTONI, AICP 
Director of Planning

Charles J. Rausch(Jr., 
Associate Zoning $aministralor

Nicholas Hendricks, 
Senior City Planner

Heather Bleemers 
Hearing Officer/City Planner 
(213) 978-0092

ADVICE TO PUBLIC: *The exact time this report will be considered during the meeting is uncertain since there may be several other 
items on the agenda. Written communications may be mailed to the Commission Secretariat, Room 532, City Hall, 200 North Spring 
Street, Los Angeles, CA 90012 (Phone No. 213-978-1300). While all written communications are given to the Commission for 
consideration, the initial packets are sent to the week prior to the Commission's meeting date. If you challenge these agenda items in 
court, you may be limited to raising only those issues you or someone else raised at the public hearing agendized herein, or in written 
correspondence on these matters delivered to this agency at or prior to the public hearing. As a covered entity under Title II of the 
Americans with Disabilities Act, the City of Los Angeles does not discriminate on the basis of disability, and upon request, will provide 
reasonable accommodation to ensure equal access to these programs, services and activities. Sign language interpreters, assistive 
listening devices, or other auxiliary aids and/or other services may be provided upon request. To ensure availability of services, please 
make your request not later than three working days (72 hours) prior to the meeting by calling the Commission Secretariat at (213) 978
1295.
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PROJECT ANALYSIS

Project Summary

The project proposes to convert existing retail stores and back-of-house space into a maximum 
of eight (8) new restaurants, in addition to the existing three (3) restaurants at the mall. This 
proposed conversion of indoor space within an existing mall would not normally require a 
discretionary approval. However, the property includes existing (Q) Qualified zoning conditions, 
implemented more than 20 years ago in Ordinance No. 170151, which limited the number of sit- 
down restaurants at the mall to three (3) establishments. A concurrent case has been heard to 
allow the on-site sale of alcohol within the proposed restaurants.

The current Project does not propose any physical expansion of the Shopping Center or change 
in any building’s footprint. Construction activities will primarily consist of interior renovations, as 
well as some exterior construction improvements to the south fagade of the Shopping Center to 
allow new door and window openings for restaurants with outdoor patios. The improvements to 
the north facade of the mall will only be aesthetic in nature, including improvements to 
architecture, lighting, signage, the existing pedestrian entry, and screening of the existing 
compactor area, and will not include new entries or any restaurant patios.

The proposed Project will convert approximately 30,500 square feet of existing retail space into 
restaurants and convert approximately 5,500 square feet of existing back-of-house space into 
new restaurant floor area. The conversion of back-of-house area will result in a mall consisting 
of 878,500 square feet of floor area, which is permitted by Ordinance No. 170151, which 
approved a total of 975,000 square feet of floor area. As such, the request does not result in a 
project that exceeds the maximum allowable floor area for the mall.

The new restaurants will include indoor and outdoor patios for diners. Outdoor patios will only 
occur along the south side of the mall, facing the internal surface parking lot and parking garage 
and will not be visible to, or directly accessible from, any surrounding public streets, including 
Riverside Drive, and will not be visible from residential areas to the north. New landscaping will 
be provided within the outdoor patios. The indoor patios and seats will be fully contained within 
the mall.

With the implementation of the restaurants occurring where the existing loading area is, the 
loading area will be moved closer to the Freeway and away from the surrounding residential uses. 
In addition, truck travel to the new loading area will not change. Additionally, a new freight elevator 
will be constructed to move delivery materials to the second floor of the mall.

Requested Entitlements:

The applicant is requesting a Vesting Zone Change to update Q Condition Nos. 12 and 15 of 
Ordinance 170,151 to allow eight (8) additional restaurants and extended hours of operation for 
these restaurants.

Background

The project site (Westfield Fashion Square Shopping Center) is comprised of 28.8 acres and is 
currently developed with mall buildings totaling approximately 873,000 square feet and 
associated parking (combined surface and structured). The Shopping Center was originally 
constructed in the early 1960s. In 1987, under case CPC-86-743-ZC, the Shopping Center was 
approved for a total of 855,000 square feet of Gross Leasable Area (GLA). After the 1987 mall 
expansion, only approximately 826,000 square feet of GLA had been constructed. In 1994,
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under case CPC-94-0287-ZC (Ordinance 170151, effective January 9, 1995), the Shopping 
Center was approved for an additional 120,000 square feet of GLA development, for a total 
entitlement of 975,000 square feet of GLA across the entire Project site. In 1996, under ZA-95- 
0899-CUZ, an adjustment to this entitlement permitted the Bloomingdale’s department store to 
be expanded by utilizing approximately 41,000 square feet of GLA from the 1994 entitlement, 
resulting in a remaining unused entitlement of approximately 108,000 square feet of GLA over 
the defined Project site. To date, with subsequent improvements to the Shopping Center, a total 
of approximately 873,000 square feet of GLA has been developed over the Project site, with a 
total current remaining entitlement of approximately 102,000 square feet of GLA.

The Project does not propose any physical expansion of the Shopping Center or change in 
building footprint. Construction activities will primarily consist of interior renovations and exterior 
construction improvements to the south fagade of the Shopping Center, away from surrounding 
residential uses.

General Plan

The Project site is located at 14006 Riverside Drive in the Sherman Oaks community of the City 
of Los Angeles. The Project site is within the Van Nuys-North Sherman Oaks Community Plan 
Area with a General Plan Land Use Designation of Community Commercial , zoned (Q)C2-1L- 
RIO, QC2-1 L-RIO, C2-1 L-RIO, (Q)PB-1 L-RIO, QPB-1 L-RIO, and P-1 L-RIO.

Surrounding Properties

Surrounding properties are developed with a mix of retail, office, and low to medium density 
residential uses. The Project site is bordered by Riverside Drive to the north, Hazeltine Avenue 
to the west, the US 101 (Ventura) Freeway to the south, and an adjacent retail center (known 
as the Riverside-Woodman Plaza) and Woodman Avenue to the east. Properties to the north 
are developed with single- and multi-family, retail, educational, and office uses, including the US 
Bank tower, Notre Dame High School, and a City of Los Angeles Department of Water and 
Power office. Properties to the east are developed with commercial and office buildings, 
including the three-acre retail center known as the Riverside Woodman Plaza. The Ventura (US 
101) Freeway runs along the project site’s entire southern edge with residential uses and the 
Los Angeles River located further south. Properties to the west are developed with office and 
commercial uses and include the Sunkist Building and Trader Joe’s grocery store.

Circulation

Riverside Drive is a designated Avenue I and is dedicated to a width of 70 feet and is fully 
improved.

Haseltine Avenue is a designated Avenue II and is dedicated to a width of 86 feet and is fully 
improved.

Murietta Avenue is a designated Local Street-Standard, dedicated to a width of 36 feet and is fully 
improved.

Ranchito Avenue is a designated Collector street, dedicated to a width of 40 feet and does not 
contain sidewalks.

La Maida Street is a designated Local Street-Standard, dedicated to a width of 36 feet and does 
not contain sidewalks.
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Woodman Avenue is a designated Avenue I dedicated to a width of 70 feet and is fully improved. 

The Hollywood Freeway runs along the project site’s entire southern edge.

Relevant Cases

Subject Site

Case No. ZA-2016-777-MCUP: On July 19, 2016, a joint public hearing was held for the 
instant request and a concurrent request for a Master Conditional Use Permit to allow the on
site sales of a full line of alcoholic beverages in conjunction with a maximum of eight new 
restaurants within the shopping center.

Case No. ZA-1995-899-CUZ: On January 3, 1996, the Zoning Administrator approved a 
request to permit floor area averaging in connection with the construction of a department 
store on the project site.

Case No. ZA-1997-620-ZV/Case No. ZA-1997-621-CUB: On October 21, 1997, the Zoning 
Administrator approved a Zone Variance and Conditional Use Permit to allow the on-site sales 
of alcoholic beverages in conjunction with the conversion of a retail space into an on-site 
restaurant.

Case No. CPC-1994-287-ZC (CF-94-2018): On December 6, 1991, an ordinance was passed 
to change the subject site from the (Q)PB-1L/P-1L TO (Q)C2-1L/(Q)PB-1L to allow for the 
operation of the Sherman Oaks Fashion Center

Conclusion

Based on the information submitted, the surrounding uses, input from the public hearing, and the 
project’s compliance with the City’s General Plan and its Elements, and findings for the requested 
entitlements, the Department of City Planning recommends that the City Planning Commission 
recommend approval of the requested Vesting Zone Change as conditioned.

As proposed, the Vesting Zone Change will result in a project that is compatible with existing 
zoning, land use designation, and development pattern of the surrounding area. The addition of 
eight (8) new restaurants to the area will ensure the economic vitality of the existing mall and will 
provide new dining options to the surrounding neighborhood.
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(Q) QUALIFIED CONDITIONS

Pursuant to Section 12.32-G of the Municipal Code, the following limitations are hereby imposed 
upon the use of the subject property, subject to the “Q” Qualified classification and supersede 
those conditions contained in Ordinance 170,151:

Signage. No illuminated flashing, or animated signs shall be visible from adjacent residential 
neighborhoods. No off-site commercial signs shall be permitted at the subject shopping mall.

1.

Total Floor Area. The total floor area (as defined in Section 12.21.1 A of the Los Angeles 
Municipal Code) of all the main buildings on the applicant’s C-zoned mall area ownership 
as described in City Plan Case No. 94-0287 ZC on file in the City Planning Department shall 
not exceed 1.5 times the buildable area of such ownership. No more than 148,933 square 
feet of gross leasable area shall be added to such ownership. The floor area of all structures 
on the total ownership, exclusive parking, shall not exceed a total gross leasable area of 
975,000 square feet.

2.

Future Improvements. Any future buildings or facilities, such as additional retail floor area, 
a movie theater, or other leasable floor area not originally granted under Case No. 94-0287- 
ZC shall receive the necessary approvals from the Department of City Planning as indicated 
in the Los Angeles Municipal Code.

3.

Publicly Available Space. At least 60,000 square feet of the gross square footage of the 
Mall area shall be utilized as non-leasable public area. A community room of approximately 
900 square feet, including a kitchenette, shall be provided for use by community groups. 
Provision for partition of the room into two separate meeting areas shall be made. Notice 
of the availability of this room shall he posted at the mall management offices, and annually 
sent to all recognized community groups in the Sherman Oaks area.

4.

Height. Except for the four-level parking structure, the pedestrian bridges to the parking 
structure, the existing three-story stores and the enclosure of the mall, a two-level height 
limitation shall be maintained in the C2, PB, and P Zones within the applicant’s mall area 
ownership. In no event shall any structure exceed 62 feet in height within the mall area.

5.

Parking. The applicant shall provide a parking ratio of 4.5 parking spaces per 1,000 square 
feet of gross leasable area for the subject property.

6.

a. The applicant shall provide direct vehicle ramp access to the third level of the 
parking structure.

b. Parking shall be at no cost to customers and employees provided, however, that 
a validation system may be utilized.

Employee Parking. Employee parking shall be provided on-site. Employees shall not park 
on adjacent residential streets during the hours they are working at the subject facility.

7.

Lighting. All lights emanating from second- and third-story windows and the parking 
structure shall be shielded from the view of residential properties.

8.

Noise. Noise from air conditioning units shall be buffered from residential properties to the 
north.

9.
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Deliveries. All deliveries and loading/unloading and trash collection shall be limited to the 
hours 8:00 a.m. to 8:00 p.m., Monday through Friday, and 10:00 a.m. to 4:00 p.m., Saturday 
and Sunday.

10.

Roof Structures. All structures, such as air conditioning and heating units, elevator and 
stairwell shafts shall be fully screened from residential areas. The equipment and screening 
shall include noise attenuation features and shall be located away from residential 
neighborhoods, as feasible.

11.

Riverside Drive Frontage. Prior to the issuance of building permits for the mall expansion 
approved by Case No. 1994-287-ZC, the applicant shall improve the Riverside Drive 
frontage of the mall in conformance with the landscaping/renovation plan on the file, Exhibit 
E-6, or alternative landscaping exhibit approved by the Department of City Planning. The 
plan shall include, but not be limited to: the planting of 37 new trees and 125 shrubs along 
the south side of Riverside Drive; screen walls shall be raised so that trash bins are 
concealed; chain link fences and gates shall be replaced with wrought iron fencing and gates 
to screen loading docks and trash areas; transformer and other equipment will be screened 
by wrought iron fencing and landscaped; and damaged stucco will be repaired and the 
frontage will be repainted.

12.

Prior to the issuance of any building permits for the mall expansion approved by Case No. 
1994-287-ZC, the applicant shall submit detailed plans in substantial conformance with 
Exhibit E-6, or alternative landscaping exhibit approved by the Department of City Planning, 
for the loading dock and trash collection areas for any new retail stores, with truck access 
to the loading dock area and trash collection enclosures for any new department store not 
be taken from Riverside Drive, and plans for the inclusion and implementation of the 
applicant’s landscaping/renovation on Riverside Drive, including a landscape plan with a 
timetable for achieving screening of the Riverside Drive frontage with mature plants in 
conformance with Exhibit E-6, to the Planning Department for review and approval 
consistent with Section 2.5 a-d of the Planning Commission’s adopted Site Plan Review 
Guidelines, addressing on-site circulation and access including driveway location, loading 
docks, trash collection areas, and sanitation and delivery vehicles.

13.

The Department of Transportation may identify and require future traffic-related 
improvements as recommended by a prepared traffic study, related to any mall expansions 
within Case No. 1997-287-ZC. A bond, or other instrument, shall be posted in the amount 
of $50,000 prior to the issuance of a certificate of occupancy. (A “B” permit or other permit 
may be required by the Bureau of Engineering and/or the Department of Transportation). 
The Department of Transportation may impose such conditions during and up to a period of 
not to exceed three years.

14.
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Administrative Conditions of Approval

Approval, Verification and Submittals. Copies of any approvals, guarantees or 
verification of consultations, review or approval, plans, etc., as may be required by the 
subject conditions, shall be provided to the Department of City Planning for placement in 
the subject file.

15.

Code Compliance. All area, height and use regulations of the zone classification of the 
subject property shall be complied with, except wherein these conditions explicitly allow 
otherwise.

16.

Covenant. Prior to the issuance of any permits relative to this matter, an agreement 
concerning all the information contained in these conditions shall be recorded in the County 
Recorder’s Office. The agreement shall run with the land and shall be binding on any 
subsequent property owners, heirs or assign. The agreement must be submitted to the 
Department of City Planning for approval before being recorded. After recordation, a copy 
bearing the Recorder’s number and date shall be provided to the Department of City 
Planning for attachment to the file.

17.

Definition. Any agencies, public officials or legislation referenced in these conditions shall 
mean those agencies, public officials, legislation or their successors, designees or 
amendment to any legislation.

18.

19. Enforcement. Compliance with these conditions and the intent of these conditions shall be 
to the satisfaction of the Department of City Planning and any designated agency, or the 
agency’s successor and in accordance with any stated laws or regulations, or any 
amendments thereto.

20. Building Plans. Page 1 of the grants and all the conditions of approval shall be printed on 
the building plans submitted to the Department of City Planning and the Department of 
Building and Safety.

Expedited Processing Section. 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.

21.

Indemnification and Reimbursement of Litigation Costs.22.

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 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 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-2Case No. CPC-2016-778-VZC

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 and scope of action, but in no event shall the initial deposit be less than 
$25,000. 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).

c.

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 reimburse the City pursuant to the 
requirement in paragraph (b).

d.

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.

e.

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 
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 include actions, as 
defined herein, alleging failure to comply with any federal, state or local law.

i. 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.



F-1Case No. CPC-2016-778-VZC

FINDINGS

General Plan/Charter Findings

General Plan Land Use Designation. The project site is within the Van Nuys-North 
Sherman Oaks Community Plan, which was adopted by the City Council on September 9, 
1998. The Plan Map designates the subject property for Community Commercial land uses 
corresponding to the CR, C2, C4, RAS3, and RAS4 zones.

1.

General Plan Text. The Van Nuys-North Sherman Oaks Community Plan specifically calls 
out the Fashion Square as a major economic contributor to the area. The Zone Change to 
is merely to allow for the conversion of existing retail space into eight (8) new restaurants 
within the mall. The new restaurants will provide a service that has come to be expected of 
malls which are moving away from retail centers to lifestyle centers including retail, 
entertainment, and dinning options. As such, the request is in conformance with the General 
Plan by way of the Community Plan.

2.

Framework Element. The Framework Element for the General Plan (Framework Element) 
was adopted by the City of Los Angeles in December 1996 and re-adopted in August 2001. 
The Framework Element provides guidance regarding policy issues for the entire City of Los 
Angeles, including the project site. The Framework Element also sets forth a Citywide 
comprehensive long-range growth strategy and defines Citywide polices regarding such 
issues as land use, housing, urban form, neighborhood design, open space, economic 
development, transportation, infrastructure, and public services. The Framework Element 
calls Riverside Drive, between Hazeltine Avenue and Woodman Avenue, a potential growth 
area which is where the subject mall is located.

3.

The Framework Element includes the following provisions, objectives and policies relevant 
to the instant request:

Land Use

Objective 3.1 Accommodate a diversity of uses that support the needs of the City’s existing 
and future residents, businesses, and visitors.

Policy 3.1.1 Identify areas ... sufficient for the development of a diversity of uses that serve 
the needs of existing and future residents (housing, employment, retail, entertainment, 
cultural/ institutional, educational, health, services, recreation, and similar uses), provide job 
opportunities, and support visitors and tourism.

Objective 3.2 Provide for the spatial distribution of development that promotes an improved 
quality of life by facilitating a reduction of vehicular trips, vehicle miles traveled, and air 
pollution.

The Project would develop existing and unused entitled floor area with additional restaurant 
uses that would diversify the current offering of dining options available to residents and 
visitors. The Project site is situated within easy walking distance to several residential areas 
as well as other retail, restaurant, and commercial businesses within the area, and the 
additional restaurant options would therefore accommodate the needs of existing and future 
residents, workers, and visitors to the area. The Project is also expected to attract new 
business investments and place the Fashion Square at the same level as other Los Angeles 
malls in terms of remaining a premier shopping, dining and entertainment destination in the 
Community Plan area and in the region.
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Economic Development

GOAL 7C: A City with thriving and expanding businesses.

Maintain and enhance the existing businesses in the City.Objective 7,3:

Retain existing neighborhood commercial activities within walking 
distance of residential areas.

Policy 7.3.2

GOAL 7D: A City able to attract and maintain new land uses and businesses.

Maintain a viable retail base in the City to address changing 
resident and business shopping needs.

Objective 7.6:

The conversion of existing retail space to new restaurant space within the existing mall will 
help sustain the economic growth and maintain a viable retail base in the City. The new 
restaurants will serve mall patrons and will provide new dining opportunities to the 
surrounding community. Increasing the restaurant presence will place the Shopping Center 
on par with other malls in the Los Angeles area with respect to the ratio of restaurant and 
retail space provided.

Land Use Element - Van Nuvs-North Sherman Oaks Community Plan4.

The Van Nuys-North Sherman Oaks Community Plan sets forth planning goals, objectives, 
policies, and programs that pertain to the Van Nuys and Sherman Oaks communities. The 
Community Plan further refines the General Plan, and is intended to promote an 
arrangement of land uses, streets and services which will encourage and contribute to the 
economic, social, and physical health, safety, welfare and convenience of the people that 
live and work in the community. The proposed project would be in conformance with the 
following goal, objectives, and policy of the Van Nuys-North Sherman Oaks Community 
Plan:

Goal 2 - A strong and competitive commercial sector which best serves the needs of the 
community through maximum Efficiency and accessibility while reserving the 
historic Commercial and cultural character of the community.

Objective 2-1 - To conserve and strengthen viable commercial development.

Policy 2-1.1- New commercial uses shall be located in existing established 
commercial areas or existing shopping centers.

Objective 2-3 - To revitalize and reverse decline of commercial areas through the 
establishment of BIDS for signage, streetscape and other area improvements.

The Project site is currently designated for Community Commercial Land Uses within the 
Community Plan and is specifically identified as the major economic center of the community 
in the Community Plan text. The project would allow the applicant to provide an amenity that 
mall patrons have come to expect of their shopping experience. Mall patrons are seeking 
other dining options as the existing three (3) restaurants are not sufficient in keep patrons 
within the mall. The conversion of unused retail space into eight (8) new restaurants will not 
only provide a desired service to patrons but the new restaurants will increase area jobs and 
will provide new dining options to the surrounding community.
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The proposed Project would allow the Shopping Center to meet the demand for a full range 
of dining amenities that shoppers have come to expect of modern malls, ensuring the future 
economic viability of the Shopping Center, and advancing the City’s goal in retaining a 
strong commercial sector within the North Sherman Oaks community. As such, the 
proposed project implements the aforementioned goal, objectives, and goal of the Van 
Nuys-North Sherman Oaks Community Plan.

5. Los Angeles River Improvement Overlay Effective in August 2014, the City of Los 
Angeles adopted the LA-RIO District, which in concert with the adopted Los Angeles River 
Revitalization Master Plan (LARRMP), provides design and development 
requirements/guidelines to ensure mitigation of aesthetic and other impacts to the Los 
Angeles River. The Project site is located within the Outer Core of the RIO District, as it is 
not located adjacent to the L.A. River. The proposed improvements is not a “project” per the 
LA-RIO specifications and as such, is not subject to the LA-RIO.

The Mobility Element. The Mobility Element of the General Plan is not likely to be affected 
by the recommended action herein, given that the mall is an existing commercial facility 
within the community. The proposed project would result in the conversion of existing back- 
of-house uses into restaurant floor area which is within the allowable initially granted 
allowable floor area for the mall. The Bureau of Engineering is not requiring any dedications 
or improvements as part of the request. In addition, the Project site is well-served by public 
transit, providing local and regional access to the Shopping Center. Ten bus transit lines 
and route are provided adjacent to or in close proximity to the Project site, with Metro and 
LADOT bus service routes providing direct connections to the Shopping Center. The 
development of additional restaurant uses within a commercial center within proximity to 
existing transit, and as such, the project is consistent with the goals of the Mobility Element.

6.

Entitlement Findings

7 Zone Change Findings.

a. Pursuant to Section 12.32-Q of the Municipal Code, and based on these findings, 
the recommended action is deemed consistent with public necessity, 
convenience, general welfare and good zoning practice.

The proposed Vesting Zone Change would amend a limitation on the number of 
restaurants to permit a total of eleven full, sit-down table service restaurants. The original 
grant contained Q Condition No. 12 which limited the number of full, sit-down service 
restaurants. Since the original grant, modern shopping centers cater to a greater array 
of patron’s needs including, retail options and restaurant options. It is not uncommon for 
a patron to visit a mall strictly for a meal without visiting any of the retail stores. Given 
that the Zone Change will allow for a much greater number and variety of eating options, 
not only would the mall be competitive with other malls in the Los Angeles area with 
respect to the ratio of restaurant and retail space provided, but it would provide a service 
to patrons that have come to expect food and alcoholic beverages at malls, and is 
therefore critical to sustaining a robust commercial base within the City. The Project 
would redevelop the existing, as well as unused, entitled floor area with restaurant uses 
that are reflective of current community needs, consistent with the commercial character 
of the site, without any new significant environmental impacts. Therefore, the proposed 
project is consistent with public necessity, convenience, general welfare and good 
zoning practice.
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Public Necessity, Convenience, and General Welfare. The Zone Change to allow for the 
modifications of Q Conditions would enable the conversion of existing retail space into 
much needed restaurant space and increased operating hours to accommodate modern 
diner’s preferences. The conversion of retail space into restaurant space will result in a 
more pedestrian-friendly internal experience and will provide a service that mall patrons 
have come to expect in other shopping centers. The proposed new restaurants will allow 
the existing Shopping Mall to remain competitive with other malls and will provide new 
dining opportunities to the surrounding neighborhood. As proposed, the Project would 
not conflict with, or adversely impact, surrounding land uses and is consistent with the 
general welfare.

Good Zoning Practice. One of the issues identified within the Van Nuys-North Sherman 
Oaks Community Plan is the need to conserve and strengthen viable commercial 
development. The Shopping Center is specifically called out in the Community Plan text 
as a major commercial center that should be preserved.

The Project represents good zoning practice as it would develop existing and unused, 
entitled floor area with additional restaurant uses at Fashion Square that would diversify 
the current offering of dining options available to residents and visitors. The new 
restaurant uses would enhance an area that is already developed as a commercial 
center and will support economic investment at the site. The proposed uses are 
consistent with Fashion Square’s status as a commercial center for the Community Plan 
area and are well-situated and compatible with the existing commercial and multi-family 
uses surrounding the site.

Given that the Q Condition limited the number of full, sit-down service restaurants 
serving alcohol, was imposed over thirty years ago, the mall must now take steps to 
remain a viable shopping center as other shopping centers are not restricted by similar 
limitation. The requested Vesting Zone Change would reflect good planning practice as 
it would combine of a variety of uses in one existing commercial location that is 
specifically called out in the Community Plan text as a commercial resource that should 
be preserved. As such, the amendment of the Q Conditions to allow for additional 
restaurants with expanded operating hours will reduce the need for Shopping Center 
patrons to make new trips and travel longer distances in order to access these types of 
amenities and will ensure that the mall remains economically viable. As such, the 
proposed Vesting Zone Change represents good zoning practice by allowing for better 
use of existing floor area in a manner that would benefit the surrounding community and 
region as a whole

b. The original conditions plus the current action, as recommended, has been made 
contingent upon compliance with new “Q” conditions of approval imposed herein for the 
proposed project. These conditions are necessary to keep the mall within the limits of 
its original grant. Such limitations are necessary to protect the best interests of and to 
assure a development more compatible with surrounding properties and the overall 
pattern of development in the community, to secure an appropriate development in 
harmony with the General Plan, and to prevent or mitigate the potential adverse 
environmental effects of the subject recommended action.

Environmental Finding. A Negative Declaration (ENV-2016-779-ND) was prepared for the 
proposed project. On the basis of the whole of the record before the lead agency including 
any comments received, the lead agency finds that there is no substantial evidence that the 
proposed project will have a significant effect on the environment. The attached Negative 
Declaration reflects the lead agency’s independent judgment and analysis. The records upon 
which this decision is based are with the Environmental Review Section of the Department of 
City Planning in Room 750, 200 North Spring Street.

8.
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PUBLIC HEARING AND COMMUNICATIONS

A joint public hearing was conducted on July 19, 2016, at the Marvin Braude Building, in Van 
Nuys. There is a concurrent case for a request for a Master Conditional Use to permit on-site 
sales of alcoholic beverages under Case No. ZA-2016-777-MCUP. A summary of the public 
hearing proceedings is as described below:

1. Attendees

The hearing was attended by the applicant, the applicant’s representative team, a 
representative from the Council District, and approximately 20 members of the public. 13 
speaker cards were submitted all in favor of the project.

2. Testimony Initial Indication and Testimony:

The applicant team presented the project and highlighted the following:

An exhaustive outreach process has been conducted for the project.
All trash facilities will be screened and enclosed.
The applicant is working closely with LAPD to ensure that the requested alcohol 
request satisfies the Van Nuys Vice unit.
The applicant will provide voluntary street improvements to nearby Matilija Avenue 
and Library Square in order to reduce the potential of mall patrons driving through the 
single-family neighborhoods to access the mall. The applicant is paying for the 
necessary studies to implement a traffic calming program in the area surrounding the 
mall. Additional voluntary community benefits will be provided and the applicant will 
work with CD 4 to ensure implementation of the benefits.

A representative from CD 4 was in attendance and spoke in support of the project.

Officer Cross from the Los Angeles Police Department, Van Nuys Vice unit, was in 
attendance. He indicated that he was not initially in support of the project due to existing 
crime statistics in the area. However, Officer Cross provided a statement in support of the 
project given that the applicant has provided numerous voluntary security conditions.

Staff asked the applicant several questions to which the answers are as follows:

Other malls in the area have up to 15 restaurants.
All landscaping will be drought tolerant.
New signs with comply with code.
All light associated with the restaurants will be shielded.
There are several bus lines that directly service the mall, providing public 
transportation to patrons.
The surrounding residential communities will be able to walk to the mall.


