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Los ANGELES CITY PLANNING COMMISSION
200 N. Spring Street, Room 272, Los Angeles, California, 90012-4801, (213) 978-1300

http://cityplanning.lacity.org/

Mailing Date: MAY 2 9 2014

CASE NO. CPC-2013-1442-ZC-CU-SPR
CEQA: ENV-2013-1441-MND

Location: 5100 Wilshire Boulevard
Council District: 4 - LaBonge
Plan Area: Wilshire
Zone: C4-2D, [Q]C2-1, R3-1
Requests: Zone Change, Conditional Use, Site Plan
Review

Applicant: The Korda Group, Aaron Korda

At its meeting on March 13, 2014, the following action was taken by the City Planning
Commission:
1. Approved a Zone Change from the existing C4-2D and [Q]C2-1 zones to (T)(Q)RAS4-1 zone.
2. Approved a Height District change from Height District 2D to Height District 1.
3. Approved a Conditional Use to permit from Section 12.24 W 37 of the Municipal Code to allow

commercial parking in the R3-1 zone and to allow access from a less restrictive zone to a more
restrictive zone.

4. Approved the Site Plan Review.
5. Adopted the attached Conditions of Approval.
6. Adopted the attached Findings.
7. Adopted Mitigated Negative Declaration No. ENV-2013-1441-MND.
8. Directed staff to work with the Bureau of Engineering on the elimination of the portion of Tentative

Classification condition No. 2 regarding Orange Drive - "Construct additional surfacing to provide a
20-foot half roadway in accordance with Local Street standards, including asphalt pavement, integral
concrete curb, 2-foot gutter and a 10-foot concrete sidewalk along the property frontage ..... "

Recommendations to City Council:
1. Recommend the City Council adopt a Zone Change from the existing C4-2D and [Q]C2-1 zones to

(T)(Q)RAS4-1 zone.
2. Recommend the City Council adopt a Height District change from Height District 2D to Height

District 1.
3. Recommend the City Council adopt Mitigated Negative Declaration No. ENV-2013-1441-MND.

Fiscal Impact Statement: There is no General Fund impact as administrative costs are recovered through
fees.

This action was taken by the following vote:
Moved: Perlman
Seconded: Dake-Wilson
Ayes: Ahn, Cabildo, Choe, Katz
Absent: Ambroz, Mack, Segura

Effective Date/Appeals: The City Planning Commission's determination is appealable. Any aggrieved party
may file an appeal within 20-days after the mailing date of this determination letter. Any appeal not filed
within the 20-day period shall not be considered by the City Council. All appeals shall be filed on forms
provided at the Planning Department's Public Counters at 201 N. Figueroa Street, Fourth Floor, Los Angeles,
or at 6262 Van Nuys Boulevard, Suite 251, Van Nuys.

FINAL APPEAL DATE: JUN 18 ,2014
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If you seek judicial review of any decision of the City pursuant to California Code of Civil Procedure
Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than the
90th day following the date on which the City's decision became final pursuant to California Code of Civil
Procedure Section 1094.6. There may be other time limits which also affect your ability to seek judicial
review.

Attachments: Conditions of Approval, Ordinance, Map, Findings
City Planner: Debbie Lawrence
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FINDINGS

General Plan/Charter Findings

1. General Plan Land Use Designation. The subject site is located within the area covered by
the Wilshire Community Plan adopted by the City Council on September 19, 2001. The
Wilshire Community Plan designates the subject site proposed for zone change as
Community Commercial with corresponding zones of CR, C2, C4, P, PB, RAS3, and RAS4.
The portion of the project site designated as Medium Residential is zoned R3 and is not
proposed for a zone change as part of this project.

Framework Element

The Citywide General Framework text defines policies related to growth and includes
policies for land use, housing, urban form/neighborhood design, open space/conservation,
economic development, transportation, and infrastructure/public services. The proposed
project would be in conformance with several goals of the Framework as described below.

A. Land Use Chapter, Framework Element: Issue One: Distribution of Land Use of
the Framework Element's Land Use Chapter (Chapter Three) establishes general
principles to encourage growth and increase land use intensity around transit nodes, to
create a pedestrian oriented environment while promoting an enhanced urban
experience and provide for places of employment.

Objective 3.4 of Issue One: Distribution of Land Use: Encourage new multi-family
residential, retail commercial, and office development in the City's neighborhood
districts, community, regional, and downtown centers as well as along primary transit
corridors/boulevards, while at the same time conserving existing neighborhoods and
related districts.

Policy 3.4.1: Conserve existing stable residential neighborhoods and lower-intensity
commercial districts and encourage the majority of new commercial and mixed-use
(integrated commercial and residential) development to be located (a) in a network of
neighborhood districts, community, regional, and downtown centers, (b) in proximity to
rail and bus transit stations and corridors, and (c) along the City's major boulevards,
referred to as districts, centers, and mixed-use boulevards, in accordance with the
Framework Long-Range Land Use Diagram.

The project is a new mixed-use building located along Wilshire Boulevard between
Orange Drive and Mansfield Avenue, east of La Brea Avenue. The project will provide
small scale, neighborhood-serving commercial options at the ground floor and residential
units above. As conditioned, the project will be designed in harmony with the existing
neighborhood and minimize impacts on neighboring properties. The project will provide a
new, modern design that reflects the Art Deco style of many structures on Miracle Mile.
The site is located between high-density Koreatown and Museum Row, and will provide
new housing options for residents, as well as incorporate measures to reduce impacts
from air quality, geology, hazardous materials, noise, and public services on the
surrounding community. This site is not identified as a District or Center in the
Framework Long-Range Land Use Diagram; however, the character of the area includes
other mixed-use projects, commercial and retail uses, and medium to high density
residential. The project's recommended density and height will be compatible with
existing development and will not create negative impacts to the adjacent commercial or
residential areas.
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B. Economic Development Chapter, Framework Element
Objective 7.2: Establish a balance of land uses that provides for commercial and
industrial development which meets the needs of local residents, sustains economic
growth, and assures maximum feasible environmental quality.
Objective 7. 3: Maintain and enhance the existing businesses in the city.
Objective 7.6: Maintain a viable retail base in the city to address changing resident and
business shopping needs.

The project is a new mixed-use building located along the major transit corridor of
Wilshire Boulevard east of La Brea Avenue. The site is located close to numerous local
bus routes as well as LADOT DASH routes. The above objectives seek to concentrate
commercial development in existing commercial corridors and in areas that are able to
support such development - in close proximity to rail and bus transit stations. The
objective is also to encourage the development of general commercial uses that support
community needs. The project will provide small scale, neighborhood-serving
commercial options at the ground floor and residential units above that will serve the
existing community. This part of Los Angeles contains many office buildings, media
centers and other job-producing uses that can accommodate the employment needs of
project residents. Located in close proximity to the site are the Hollywood Media District,
The Grove, Paramount Pictures and Koreatown. Directly to the west is one of the
Wilshire Community's Regional Centers. Locating residential opportunities near a variety
of employment and services, including a Regional Center, helps sustain economic
growth.

Housing Element

Policy 2. 1.3: Encourage mixed-use development which provides for activity and natural
surveillance after commercial business hours.
Policy 2.1.4: Enhance livability of neighborhoods by upgrading the quality of development
and improving the quality of the public realm, including streets, streetscape and landscaping
to provide shade and scale.

The project is a new mixed-use building that will include 138 residential units and
approximately 12,550 square feet of ground floor commercial/retail space. This project will
activate the community by generating pedestrian activity during and after normal commercial
business hours. The development will replace an existing fast-food establishment and
church with a well-designed project that reflects the Art Deco theme of many structures
along the Miracle Mile, enhancing the quality of the pedestrian realm. The proposed project
will incorporate a design that is appropriate for the development pattern along this portion of
Wilshire Boulevard, while being sensitive to the adjacent lower density neighborhoods
through the use of transitional height and a surface parking area.

Objective 2.3: Encourage the location of housing, jobs, and services in mutual proximity.
Accommodate a diversity of uses that support the needs of the City's existing and future
residents.
Policy 2.3. 1: Encourage and plan for high-intensity residential and commercial development
in centers, districts, and along transit corridors, as designated in the Community Plans and
the Transportation Element of the General Plan, and provide for the spatial distribution of
development that promotes an improved quality of life by facilitating a reduction of vehicular
trips, vehicle miles traveled in order to mitigate traffic congestion, air pollution, and urban
sprawl.
Policy 2.3.3: Encourage the development of new projects that are accessible to public
transportation and services consistent with the community plans. Provide for the
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development of land use patterns that emphasize pedestrian/bicycle access and use in
appropriate locations.

The project is a new mixed-use development that includes 138 new residential units and
approximately 12,550 square feet of ground floor commercial space. This area contains
many office buildings, media centers and other job-producing uses. Located in close
proximity to the site are the Hollywood Media District, The Grove, Paramount Pictures and
Koreatown. The project is located on a major transit corridor with an abundance of transit
opportunities near one of the largest concentration of jobs in the City of Los Angeles. The
site is located close to numerous local bus routes as well as DASH routes. The combination
of the high-medium residential and commercial character of the proposed development and
the proximity to local and rapid public transit routes will facilitate a reduction of vehicle trips
and vehicle miles traveled, thus helping to mitigate traffic congestion, air pollution, and
urban sprawl. Also, the project will provide for the development of land use patterns that
emphasize bicycle access and use. The 2010 Bicycle Plan identifies Transit-Bike-Only lanes
along Wilshire Boulevard, which allows bicycles to travel separately from automobile traffic.
The proposed project has provided bicycle parking for both residential and commercial uses.

Transportation Element

Objective 3. 13: Enhance pedestrian circulation in neighborhood districts, community
centers, and appropriate locations in regional centers and along mixed-use boulevards,'
promote direct pedestrian linkages between transit portals/platforms and adjacent
commercial development through facilities orientation and design.
Objective 5. 10: Require off-street dock and/or loading facilities for al/ new non-residential
buildings and for existing non-residential buildings undergoing extensive renovations and/or
expansion, whenever practicable.

The Transportation Element of the General Plan is not likely to be affected by the
recommended action in this report. Wilshire Boulevard is a Modified Major Highway Class II
dedicated to a width of 100 feet at the project's street frontage. The Bureau of Engineering
is requiring a 2-foot strip of land along the property frontage to complete a 52-foot half right-
of-way in accordance with Modified Major Highway Class II standards.

The project is a new mixed-use project located along the major transit corridor of Wilshire
Boulevard. The project will provide small scale, neighborhood-serving commercial options at
the ground floor and residential units above. As conditioned, the project will be designed to
enhance pedestrian circulation along Wilshire Boulevard. The site as it is currently
developed contains five separate driveways, two of which are located on Wilshire
Boulevard. The project has been designed so that there is no vehicular access to or from
Wilshire Boulevard. Only two driveways are proposed in the project, one along Mansfield
Avenue and one along Orange Drive. With one allocated exclusively to residential use and
one allocated exclusively to commercial use, there will be less internal circulation conflicts.

In the transportation analysis dated May 10, 2013, the Department of Transportation has
determined that, based on LADOT's traffic impact criteria, the proposed development is not
expected to result in any significant traffic impacts based on estimated trips generated for
the proposed uses. The project has been found by LADOT to result in a decrease in the
number of trips generated directly from the site by over 366 - due to demolishing a fast food
restaurant and a 23,000-square foot church.
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Land Use Element - Wilshire Community Plan

Residential Policies and Objectives
Policy 1-1.3. Provide for adequate Multiple Family residential development
Objective 1-2. Reduce vehicular trips and congestion by developing new housing in close
proximity to regional and community commercial centers, subway stations, and existing bus
routes.
1-2.1 Encourage higher density residential uses near major public transportation centers.

The project is a new mixed-use project located on the south side of Wilshire Boulevard
between Mansfield Avenue and Orange Drive. It will contain 138 residential units and
approximately 12,550 square feet of commercial uses. The project provides new residential
units in close proximity to existing jobs and services. The above objectives seek to
concentrate commercial development in existing commercial corridors and in areas that are
able to support such development which are in close proximity to rail and bus transit
stations. This part of Los Angeles contains many office buildings, media centers and other
job producing uses that can meet the needs of project residents.

There are multiple transportation opportunities in the subject site's immediate area.
Currently, the Los Angeles Metropolitan Transportation Authority (Metro) routes a number of
bus lines in close proximity to the project site. Five bus lines are available within walking
distance, including one that stops directly in front of the site. The Metro Purple Line subway
currently ends at Wilshire Boulevard and Western Avenue and the future approved
alignment of the Purple Line includes Wilshire Boulevard at La Brea Avenue, two blocks
away. Consequently, reduced vehicular trips are anticipated due to the project site's location
adjacent to these significant public transportation opportunities.

Commercial Policies and Objectives
Policy 2-1: Preserve and strengthen viable commercial development and provide additional
opportunities for new commercial development and services within existing commercial
areas.
Policy 2-1.3: Enhance the viability of existing neighborhood stores and businesses which
support the needs of local residents and are compatible with the neighborhood.
Objective 2-2: Promote distinctive commercial districts and pedestrian-oriented areas.
Policy 2-2.1: Encourage pedestrian-oriented design in designated areas and in new
development.
Policy 2-2.3 Encourage the incorporation of retail, restaurant, and other neighborhood
serving uses in the first floor street frontage of structures, including mixed use projects
located in Neighborhood Districts.
Policy 2-3.1: Improve streetscape identity and character through appropriate controls of
signs, landscaping, and streetscape improvements; and require that new development be
compatible with the scale of adjacent neighborhoods.

These policies encourage the development of general commercial uses to support
community needs and encourage pedestrian-oriented development. The project is a new
mixed-use project located along a major transit corridor, Wilshire Boulevard. It will contain
138 residential units and approximately 12,550 square feet of commercial uses. The project
will provide small scale, neighborhood-serving commercial options at the ground floor and
residential units above. The project will provide commercial options for both the project's
residents and adjacent residential neighborhoods.

According to the Wilshire Community Plan, the Mixed Use Boulevard concept encourages
cohesive commercial development integrated with housing; incorporating retail, office and/or
parking on the lower floors and residential units on the upper floors. The mixed use concept
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also accommodates separate commercial and residential structures in the same block. The
intent of this type of development is to provide housing in close proximity to jobs and
services, to reduce vehicular trips, traffic congestion, and air pollution, to provide housing,
and to stimulate vibrancy and activity in pedestrian-oriented areas. While this project is
located just outside a Mixed Use District, it nevertheless achieves many of the same goals
and objectives such as locating neighborhood serving commercial uses with residential units
above, on a site that is located along a transit corridor.

2. Zone Change Findings. Pursuant to Section 12.32 of the Municipal Code, and based on
these findings, the recommended action to rezone the property from C4-2D and [Q]C2-1 to
RAS4-1D is deemed consistent with public necessity, convenience, general welfare and
good zoning practice.

The proposed project, located at 5100 Wilshire Boulevard between Mansfield Avenue and
Orange Drive, is a mixed-use building containing 138 residential units and 12,550 square
feet of ground floor neighborhood-serving commercial uses. The majority of the building
would be built to a maximum height of 85 feet.

The recommended zone change to (T)(Q)RAS4-1 is consistent with the General Plan Land
Use Designation of Community Commercial. The RAS zone is one of the corresponding
zones of the Community Commercial designation. Mixed-use development is also permitted
by-right in commercial areas Citywide, and, therefore the proposed project and the proposed
zone change is not only consistent with the existing planned land use but also the
surrounding land use development pattern. The block in which the site is located currently
has a mix of residential and commercial uses, including one building that combines both
uses in the same building. Mixed-use development on the major transit-served corridor of
Wilshire Boulevard furthers several General Plan objectives, including encouraging infill
projects and locating new development, particularly housing, near public transit and
shopping, services and employment. The proposed project meets those criteria. There are
also many employment opportunities located nearby the site. Encouraging mixed use on
commercial corridors promotes another General Plan policy, in that it will help to reduce
vehicle trips, traffic congestion and air pollution.

Public Necessity
The Wilshire Community Plan, a part of the General Plan for the City of Los Angeles,
designates the Project Site for Community Commercial uses, which corresponds to the C2,
C4, CR, P, PB, RAS3, and RAS4 zones. As part of its action in adopting the new RAS
zoning classifications, the City Council directed the Planning Department to update the
City's 35 community plans to include the new RAS4 zone as corresponding zones in all
commercial land use categories that allow R4 density housing. The Community Commercial
designation for the Project Site allows the mixed-use RAS4 zone; therefore, the proposed
RAS4 zoning classification is consistent with the City's General Plan.

The conditioned mixed-use project conforms to the requirements of the RAS4
Residential/Accessory Services zone. The purpose of the RAS4 zone is to provide a
mechanism to increase housing opportunities, enhance neighborhoods, and revitalize older
commercial corridors. The RAS4 zone is also intended to provide a tool to accommodate
projected population growth in mixed-use and residential projects that are compatible with
existing residential neighborhoods.

The rezoning of the site to accommodate the conditioned project will be consistent with
public necessity as it will increase the housing opportunities in the Wilshire Community of
Los Angeles by providing new housing options. The site's current zoning would restrict the
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site's redevelopment to an FAR that is too low to accommodate the project (the Wilshire
Community Plan Footnote #5 limits commercially zoned parcels in the Community
Commercial General Plan Land Use to a maximum FAR of 1.5: 1). In order to provide a
range of unit types typical of modern apartment buildings and mixed-use projects, it is
necessary to have a higher FAR. As conditioned, the compatible design of the mixed-use
project will enhance the neighborhood and will contribute to the revitalization of the Wilshire
Boulevard commercial corridor. The Wilshire Community Plan encourages multiple family
residential and mixed-use developments in close proximity to regional and community
commercial centers. The Wilshire Community Plan Objective 2-1 encourages the City to
preserve and strengthen viable commercial development and provide additional
opportunities for new commercial development and services within existing commercial
areas.

Not only will the project provide necessary retail opportunities for the surrounding
community, but it will also provide an improved pedestrian experience for the neighborhood.
The existing development has multiple driveways to the site. The project has been designed
so that vehicles solely gain access to the site from two driveways, one on Orange Drive and
one on Mansfield Avenue.

Convenience
The objectives of the Wilshire Community Plan include providing adequate land for new
multiple family residential units and strengthening existing commercial areas while protecting
lower density residential uses from incompatible development and designing new
development to be compatible with adjacent residential neighborhoods. Changing the
existing zone to RAS4 will allow for the development of a mixed use project that
complements the adjoining residential and commercial development. It is also consistent
with the objectives of the Wilshire Community Plan. The increase in the number of dwelling
units and commercial floor area in this Community Commercial area will encourage the
viability of the Wilshire Boulevard corridor. The Public Convenience is also served by
centrally locating residential opportunities near a variety of employment and services,
including one of the Wilshire Community's Regional Centers.

The combination of housing and retail uses reduces reliance on the car by locating housing
near job centers and shopping destinations. In addition to the convenience of providing
neighborhood serving retail uses within the project, the site is located in close proximity to
the Grove and Farmer's Market Regional Commercial Center. There are many bus routes
that serve the site, and it is located near many office, retail and restaurant uses. These
opportunities increase pedestrian activity, which in turn benefits local businesses and
neighborhoods.

General Welfare
The proposed project will promote general welfare of the community by the following:

• Help meet local housing needs
• Enhance the sense of community in the area by providing a unique, well-designed,

attractive development
• Reduce dependency on the automobile by locating new development, particularly

housing, near public transit and shopping, services and employment

Good Zoning Practice
The requested Zone Change from C4-2D and [Q]C2-1 to RAS4-1 is in substantial
conformance with the purposes, intent and provisions of the General Plan, and is consistent
with good zoning practice because it will provide for development of a mixed use project that
complements the commercial character of Wilshire Boulevard and the nearby residential



CPC-2013-1442-ZC-CU-SPR F-7

neighborhoods. The proposed Zone and Height District Change is consistent with the
surrounding uses and development pattern. Surrounding zones are C4-2D, [Q]C2-1, [Q]C4-
2D-CDO, R3-1, and R1-1. Surrounding uses include the Avalon 6-story mixed-use building
to the north, a 10-story office building to the northeast, a 23,500 square-foot BMW
showroom and auto dealership to the east, a 5-story office building to the west, a 200,000
square foot BMW service center to the northwest, medium density multi-family buildings to
the south and southeast, and low density single family homes to the southwest. Directly to
the west of the site beginning at Sycamore Avenue along Wilshire is the Miracle Mile
Community Design Overlay district, which includes all properties along Wilshire between
Sycamore Avenue and La Brea Avenue. Mansfield Avenue is zoned R3-1 on the west and
east side with a High Medium Residential Land Use Designation (abutting the project site).
The entirety of this block is developed with multi-family buildings. The project design
provides a land use transition in scale, density and character to the multi-family and single
family areas located to the rear of its location.

Given the nearby Regional Commercial land use designations and the surrounding
properties and building heights, the requested Zone and Height District Change from the
current zoning on the property to RAS4-1 allowing for 85 feet maximum height limitation
would reflect good zoning practices. As requested, this height change would allow for better
overall site design. The density and project size, made possible with the proposed 3:1 FAR,
is compatible and consistent with the density of the multifamily and commercial uses in the
area. The proposed Zone and Height District Change will enhance the pedestrian
experience, provide new opportunities for commercial development, meet local housing
needs, and provide a development compatible with the community.

3. Conditional Use Findings - The applicant is requesting a Conditional Use from Section
12.24 W.37 of the Municipal Code, to allow public parking in the A or R zones. The request
is to allow commercial parking in the R3-1 zone and to allow access from a less restrictive
zone to a more restrictive zone.

a. That the project will enhance the built environment in the surrounding
neighborhood or will perform a function or provide a service that is essential or
beneficial to the community, city, or region.

The proposed project is a mixed-use building containing 138 residential units and
12,550 square feet of ground floor commercial uses. The R3-1 zone exists only
on one parcel, which fronts Mansfield Avenue, and encompasses about 7,250
square feet or 11.5 percent of the total site area. The parcel zoned R3-1 is not
requested for a zone change to RAS4-1. This portion of the site is proposed for
13 commercial parking spaces within the building. LAMC Section 12.10 specifies
permitted uses in the R3 zone and controls their physical placement on a lot.
Parking for multi-family uses is allowed by right in the R3 zone and public parking
is allowed by conditional use in R zones. The intent of the zoning regulations is to
prevent land use conflicts resulting from locating non-residential uses in the
residential zones. More intense accessory land uses are not allowed on more
restrictively zoned parcels in order to avoid higher levels of activity, noise, etc.

However, when applied to the subject property, which has both commercial and
residential uses, this regulation would prevent the project from providing needed
on-site parking for the commercial uses at the site. Based on the type of tenants
that have located in similar mixed-use projects, it is likely that the proposed
project will attract primarily restaurants, which have higher parking requirements
than retail uses. These representative projects include newer mixed-use projects
down the street at Wilshire/Hauser, Wilshire/Ridgeley, Wilshire/La Brea, and
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directly across the street from the proposed project. The parking on the R3-1
zone lot has been conditioned as an accessory use to service the adjoining
commercial development on the RAS4-zoned lots.

The completed project places a total 324 parking spaces for all uses.
Approximately 13 of these spaces will be at ground level in a garage located on
the R3-1 zone. The primary access to these parking spaces will be from the
driveway at Orange Drive. The driveway from Orange Drive will be located on the
section of the site that will be zoned RAS4-1. With the Conditional Use, the
internal circulation of the project will operate more efficiently, and more parking
will be available for patrons of the proposed commercial tenants. By granting a
conditional use to allow commercial parking and access in the R3 zone, the
enhanced circulation will alleviate the parking spillover into nearby lower density
residential neighborhoods, an issue that is identified in the Wilshire Community
Plan: "Increased off-street parking areas and facilities, open space, and
recreational facilities are needed, particularly in multiple family residential areas. "

The subject property is consistent with the Wilshire Community Plan and is
surrounded by commercially and residentially zoned properties that are improved
with commercial retail and services. Granting of this request will not adversely
affect any element of the General Plan. The project commercial uses will provide
residents and shoppers with retail and other neighborhood serving uses. The
proposed location will be desirable to the public convenience and welfare as it is
located on a Modified Major Highway served by transit, easily accessible, and
along a commercial frontage surrounded by varying density residential uses.

b. The project's location, size, height, operations and other significant features will
be compatible with and will not adversely affect or further degrade adjacent
properties, the surrounding neighborhood, or the public health, welfare and
safety.

The applicant is requesting the use of a portion of the project site zoned R3-1 for
the purpose of on-site parking for the patrons of the projects' commercial space.
This zone exists only on one parcel that fronts on Mansfield Avenue, and
encompasses about 7,250 square feet or 11.5 percent of the total site area. The
Conditional Use will allow 13 commercial parking stalls on the ground level, and
associated access, within the proposed building.

By not granting the Conditional Use, less parking would be available for patrons
of the commercial tenants. This would not adversely affect or further degrade
adjacent properties. Conversely, the Conditional Use will be beneficial because it
will alleviate the commercial parking spillover into nearby residential
neighborhoods, an issue that is identified in the Wilshire Community Plan.

c. The project substantially conforms with the purpose, intent, and provisions of the
General Plan, the applicable community plan, and any applicable specific plan.

Since the project site is located in a mixed residential and commercial area, the
development is both compatible and consistent with the surrounding uses. The
project is a new mixed-use project located along a major transit corridor, Wilshire
Boulevard. It will contain 138 residential units and approximately 12,550 square
feet of commercial uses. The project will provide small scale, neighborhood-
serving commercial options at the ground floor and residential units above. The
project will provide commercial options for both the project's residents and
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adjacent residential neighborhoods. The Wilshire Community Plan policies
encourage commercial development and services to support community needs
within existing commercial areas.

A conditional use is requested to allow commercial parking in the R3 zone.
Without the Conditional Use, no parking would be allowed in the R3 zone, and as
a result, less parking would be available for patrons of the proposed commercial
tenants. The proposed Conditional Use helps alleviate the parking spillover
issues identified in the Wilshire Community Plan and will:

• Alleviate commercial parking spillover issues by providing off-street
parking

• Enhance the transition from a commercial zone to lower density
neighborhoods through more efficient circulation

• Promote a better project design by allowing the ground floor of parking to
be solely for commercial parking stalls

4. Site Plan Review Findings. The applicant is requesting a Site Plan Review for a project
which results in an increase of 50 or more residential units.

a. The project is in substantial conformance with the purposes, intent and
provisions of the General Plan, applicable community plan, and any applicable
specific plan.

The project is a mixed-use building with a maximum height of 85 feet, or six (6)
stories, containing 138 residential units, and approximately 12,550 square feet of
neighborhood-serving commercial uses. It would be developed with a maximum
FAR of 3: 1. The project would include 324 parking spaces. The commercial
tenant space would be located at the ground floor, with pedestrian access from
Wilshire Boulevard. The project has requested 45 additional parking spaces to
help alleviate the vehicle spillover issues that are prevalent in this area. The
Wilshire Community plan identifies this as a community issue and includes
policies to address it.

As detailed above, in the General Plan Text Findings section, the proposed
project as conditioned is in compliance with the Land Use Chapter and Economic
Development Chapter of the General Plan Framework; the Transportation
Element; the Housing Element; and the Land Use Element-Wilshire Community
Plan. The site is not located within a Specific Plan.

The Wilshire Community Plan includes several objectives and policies that
promote distinctive pedestrian-oriented areas, encourage the improvement of
streetscape identity and character, and encourage pedestrian-oriented design
and this project is consistent with these objectives and policies. The intent of
mixed use development is to provide housing in close proximity to jobs and
services, to reduce vehicular trips, traffic congestion and air pollution, to provide
rental housing, and to stimulate vibrancy and activity in pedestrian-oriented
areas.

b. The project consists of an arrangement of buildings and structures (including
height, bulk and setbacks), off-street parking facilities, loading areas, lighting,
landscaping, trash collection, and other such pertinent improvements that is or
will be compatible with existing and future development on adjacent properties
and neighboring properties.
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The project is consistent with many of the Urban Design Policies for individual
projects in the Wilshire Community Plan that are intended to ensure that new
projects are compatible with existing and future development on neighboring
properties.

Commercial Areas - Site Planning: Structures shall be oriented toward the main
commercial street where a parcel is located and avoid pedestrian/vehicular
conflicts by:

1) Minimize the number of drivewayslcurb cuts which provide access
from Major and Secondary Highways. Prohibit driveway openings, or
garage or parking lot entries in exterior frontage walls of buildings, or
between frontage buildings, unless the Los Angeles Department of
Transportation determines that driveways cannot be practically placed
elsewhere.

The site as it is currently developed contains five separate driveways,
two of which are located on Wilshire Boulevard. The proposed project
has been designed so that there is no vehicular access to or from
Wilshire Boulevard. In the proposed project, only two driveways are
proposed, one along Mansfield Avenue and one along Orange Drive.
To reduce internal circulation conflicts, one driveway is allocated
exclusively to residential use and one is allocated exclusively to
commercial use.

2) Maximize pedestrian oriented retail and commercial service uses
along street grade level frontages along commercial boulevards.
Provide front pedestrian entrances for businesses which front on main
commercial streets, with building facades and uses designed to
promote customer interest, such as outdoor restaurants and inviting
public way extensions.

Wilshire Boulevard is a commercial boulevard, and the commercial
portion of the proposed project locates retail uses at street grade on
Wilshire, with the primary entrances on the street. The proposed
building enhances the pedestrian realm through the use of
transparency in storefronts and entryways located at grade. The
majority of the ground floor is transparent and proposed for retail and
restaurant uses.

3) Encourage pedestrian-only walkway openings, or entries (require at
least one ground floor pedestrian entry), in exterior frontage walls of
buildings, or between frontage buildings to plazas or courtyards with
outdoor dining, seating, water features, kiosks, paseos, open air
vending, or craft display areas.

Pedestrian access to the residential lobby and commercial uses is
provided from Wilshire Boulevard. The lobby extends into a
breezeway that extends to the rear of the building and provides
accessibility to the residential parking levels. The breezeway was
recommended by the PVP to enhance pedestrian connections. The
project will provide enhanced paving at the primary entrance that will
continue into the lobby. Pedestrian activity is further enhanced
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through the use of two entrances at the corners of the building facing
outwards at Orange Drive and Mansfield Avenue.

Pedestrian walkways are provided to allow access to and from the
subterranean parking areas of the project to the residential units.
Because the project provides additional surface parking for customers
of commercial uses, clearly marked pedestrian access-ways are also
integrated into the project area and connect to the commercial area.

4) Provide fully landscaped and maintained unused building setback
areas, and strips between driveways and walkways which allow safe
and inviting pedestrian access to the rear of properties.

New street trees are proposed for the project, as well as new bus stop
benches, trash receptacles, news racks, and enhanced paving at
pedestrian entries. Enhanced landscaping is proposed within the
residential portion of the project on the 2nd floor open air courtyard, 3rd

floor and on the 6th floor. The surface parking lot will be landscaped at
the perimeter and parking walls are required when those uses are
adjacent to residential uses.

5) Provide underground new utility service, including Internet services.
Screen all mechanical and electrical equipment from public view.
Screen all rooftop equipment and building appurtenances from public
view. Require the enclosure of trash areas behind buildings for all
projects.

New utilities will be provided as required by individual service
providers and current regulations. All mechanical and electrical
equipment, as well as rooftop equipment and building appurtenances,
will be screened from public view. The trash area, as well as the
loading area, will be located within the building and accessed from the
entrance on Orange Drive.

Commercial Areas - Pedestrian-oriented, Building Height, and Design

6) For building frontages, require the use of offset building masses,
recessed pedestrian entries, articulations, and surface perforations, or
porticoes. Also require transparent windows (non-reflective, non-tinted
glass for maximum visibility from sidewalks into building interiors).
Also require recessed doors, entryways or courtyards, decorative
planters, pedestrian scale murals or public art, mosaic tiles, or other
means of creating visual interest, to break up long, flat building
facades and free-standing blank walls greater than ten feet wide.

As conditioned, the building design maintains the Art Deco theme on
the facade along Wilshire Boulevard. The use of patterned cast
concrete on the balconies and vertical treatments complement the
distinct Art Deco architecture of several other buildings in this area.
There are no areas of blank facades.

The project massing consists of distinct elements. The proposed
mixed-use structure is approximately 85 feet in height and consists of
six stories. Variations in building height, consisting of breaks in the



CPC-2013-1442-ZC-CU-SPR F-12

parapet, and materials are utilized to break up the facades on all four
sides. These architectural elements clearly define the residential
levels above the ground floor. Vertical architectural treatments using
glass, column panels made of concrete and stone, and aluminum
window frames within several architectural bays extend across the
primary facade of the building. These components articulate the levels
of the structure through variations in height. The integration of
different textured plants and terracing element creates a visually
interesting environment for pedestrians. The 6th floor is set back,
reducing the massing along Wilshire, and differentiated from other
floors through the use of different materials and glass. The ground
floor, both east and west facade, incorporates a diverse cross section
of trees, plants, and landscaping materials to create pedestrian-scale
walkways and seating areas.

7) Require each new building to have a pedestrian-oriented ground floor,
and maximize the building area devoted to ground level display
windows and display cases, store front glass, doors, windows and
other transparent elements on front facades to afford pedestrian views
into retail, office, and lobby space, and those building surfaces facing
rear parking areas.

The pedestrian nature of the neighborhood and proximity to mass
transit make it an ideal location for a mixed-use building with a ground
floor retail component. The retail spaces are fenestrated with
transparent glass windows and doors. The marquee on the Wilshire
facade, as well as the marquees on the corners, enhance the quality
of the project as well as the public realm.

8) Require each new building to have building frontage on the floor
immediately above the ground floor to be differentiated from the
ground floor by recessed windows, balconies, offset planes, awnings,
or other architectural details, but on buildings with pedestrian walkway
openings, require continuity of an architectural feature on the facade,
to retain continuity of the building wall at the ground floor. Maximize
the applications of architectural features and articulations to building
facades. Provide color, lighting, and surface texture accents and
complementary building materials to building walls and facades,
consistent with neighborhood adjacent architectural themes.

The building frontage draws reference to a simplified contemporary
interpretation of the Art Deco style. This interpretation provides a
differentiation between the ground floor and upper floors of the
project. The upper floors will include architectural features such as
recessed balconies, vertical segmentation, and fenestration. The
vertical elements are repetitive and provide articulation to the building
facade and create a roof line that is consistent in style and height. In
addition, the proposed project provides varying transitions in height at
the rear and sides of the building, facing medium density housing.

9) Locate new structures to form common and semi-continuous building
walls along street frontages and sidewalks of Major and Secondary
Highways, and Collector Streets.
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The project proposes a facade along Wilshire that will create a
common and semi-continuous building wall.

10) Locate surface and above grade parking areas to the rear of
buildings, with access driveways on side streets, or from rear streets
where project buildings cover the majority of block areas.

The project provides two (2) levels of subterranean parking with one
integrated surface parking lot. The surface lot is located to the rear of
the building and is accessed from Orange Drive.

11) Integrate landscaping within pedestrian-friendly plazas, green space,
pocket parks, and other open space compliments. Provide a
landscaped buffer along public streets and/or adjacent residential
uses.

Landscaping is provided on four (4) different levels of the proposed
project. At the street level the project proposes a combination of
street trees and enhanced streets cape amenities including benches,
trash receptacles, newspaper racks, and enhanced pavement. On
the second level of the building the applicant proposes a landscaped
open-air courtyard consisting of several trees, landscaping and
recreational amenities. The 3rd and 6th floor include outdoor
landscaped areas.

Commercial Areas - Pedestrian-oriented, Building Height, and Design

12) Maximize commercial uses on the ground floor by requiring 10% of
the commercial development to serve the needs of the residential
portion of the building.

The entire frontage along Wilshire Boulevard contains 12,550 square
feet of commercial space of which 5,000 square feet has been
allocated for restaurant uses. It is expected that the remaining
square footage will attract neighborhood serving retailers that can
accommodate the shopping and service needs of project residents.

c. The residential project provides recreational and service amenities to improve
habitability for its residents and minimize impacts on neighboring properties.

The project is consistent with many of the Urban Design Policies for individual
projects in the Wilshire Community Plan that require recreational and service
amenities that improve habitability for its residents.

Where feasible, Multiple Family Residential development of five or more units
should be designed around a landscaped focal point or courtyard to serve as an
amenity for residents. Provide a pedestrian entrance at the front of each project.
Require useable open space for outdoor activities, especially for children.

The 138 residential units are configured around an internal open air courtyard
located on the 2nd level. One pedestrian entryway is located on Wilshire
Boulevard - this provides access to the retail elevator, the parking garage, and
the residential units.
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A total of 15,905 square feet of open space and common amenities will be
provided throughout the project. While the ground floor of the project is clearly
commercial in nature, the second floor of the project is predominantly open
space, and it defines the character of the development. This includes a 7,500
square foot open space area, flanked with mature landscaping. The open space
area includes a pool, Jacuzzi, fireplace, built-in benches, pool beds, cabanas,
and more. In addition, 5,000 square feet of private open space and 1,400 square
feet of common open space on upper decks are provided. The project provides
recreational and service amenities that improve habitability for residents and
minimizes impacts on neighboring properties.

5. CEQA Findings

A Mitigated Negative Declaration (ENV-2013-1441-MND) was prepared for the proposed
project. The MND was published for a period of 20 days. During this period, one comment was
received. The com menter, the South Coast Air Quality Management District (SCAQMD),
expressed that the excavation and export of large amounts of soil from the site should have
warranted an assessment of potential regional and localized air quality impacts during
construction of the proposed project. The MND includes mitigation measures that address the
impacts of the project on Air Quality related to demolition, grading and construction activities,
and these mitigation measures are included as environmental conditions of this entitlement.

On the basis of the whole of the record before the lead agency including any comments
received, the lead agency finds that, with imposition of the mitigation measures described in the
MND, there is no substantial evidence that the proposed project will have a significant effect on
the environment. The attached Mitigated 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 Planning Department in Room 750, 200 North Spring
Street.


