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November 12, 2020
Los Angeles City Council
c/o Office of the City Clerk
City Hall, Room 395
Los Angeles, California 90012
Attention: PLUM Committee
Dear Honorable Members:
APPEAL SUMMARY, 621-631 South Catalina Street; CF 14-1038-S1
Project Background
The project involves the grading of an existing 24,450 square-foot surface parking lot and the
construction, use, and maintenance of a 143,668 square-foot, seven-story self-storage building
(ExtraSpace Storage). The project will include 925 square feet of ancillary storefront retail/office
space and 33 parking spaces. Proposed hours of operation for the self-storage use is from 9:00
a.m. to 7:00 p.m., daily.
On August 4, 2020 the City Planning Commission issued the following Determination conditionally
approving the project:
1. Adopted the Negative Declaration (ENV-2019-6525-ND);
2. Approved and Recommended that the City Council adopt a Zone Change from CR-2 and
P-2 to (T)(Q)C2-2;
3. Approved a Conditional Use for a self-storage use for the storage of household goods
within the C2 Zone;
4. Approved a Site Plan Review for a development project which creates or results in an
increase of 50,000 square feet or more of non-residential floor area;
5. Adopted Conditions of Approval; and
6. Adopted Findings.
On August 18, 2020 an appeal was filed by 611 Catalina Building, LLC and 616 Kenmore, LLC
(c/o Alicia Bartley Gaines & Stacey, LLP) for the entire decision of the City Planning Commission
including the approved Conditional Use and Site Plan Review entitlements and a Negative
Declaration (ENV-2019-6525-ND) as the environmental clearance for the project.
Staff Recommendation
Staff recommends that the PLUM Committee recommend for Council Action to approve the
requested Zone Change from CR-2 and P-2 to (T)(Q)C2-2, and to deny the submitted appeal and
sustain the CPC’s determination to approve a Conditional Use and Site Plan Review. Staff also
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recommends that the PLUM Committee find, pursuant to CEQA Guidelines Section 15074(b),
after consideration of the whole of the administrative record, including the Negative Declaration,
No. ENV-2019-6525-ND, as circulated on March 12, 2020 ("Negative Declaration”), and all
comments received, there is no substantial evidence that the project will have a significant effect
on the environment; find the Negative Declaration reflects the independent judgment and analysis
of the City; and Adopt the Negative Declaration.
The following statements have been compiled and summarized from the submitted appeal and
responded to below.
Appeal Summary
1.

The record does not support the finding that the Zone Change is in conformance with
general welfare and good zoning. A building with zero-yard setbacks on all sides is not
in conformance with the general welfare or good zoning practice.
APPEAL POINT:
The finding that the Zone Change is in conformance with general welfare and good zoning is
not supported by the record. A seven-story building built with zero-yard setbacks on all sides
is not in conformance with the general welfare or good zoning practice. The general welfare
and good zoning practice would be furthered by requiring that the Project observe some
property setbacks. Setbacks are aesthetically and functionally beneficial to the existing
commercial district to allow for better ventilation, better lighting, and better sound insulation.
Appellants’ respective properties are specifically negatively impacted as the residential and
office tenants of the respective properties, each of which have enjoyed natural light, will face
a building wall once the Project is constructed.
STAFF RESPONSE:
Pursuant to LAMC Section 12.32-C, findings regarding General Welfare and Good Zoning
Practices must be made for a Zone Change Entitlement. Staff made these findings in the Staff
Report and the City Planning Commission adopted these findings in their Letter of
Determination dated August 4, 2020.
The finding regarding general welfare requires analysis of how the Zone Change advances
the general welfare of the people of Los Angeles and the local community. The Zone Change
will allow for the construction of a storage facility that will introduce new commercial activity
within the Regional Center Commercial land use designation of the Wilshire Community Plan.
Given the project’s proximity to numerous existing and proposed multi-family residential
developments, job centers and transit services, the project will provide a desirable commercial
use to serve the community, thereby advancing general welfare. Additionally, the project will
provide public right of way improvements such as repaired sidewalk, street trees, and
pedestrian lighting, all of which will advance the general welfare.
Good zoning practice requires that a property’s zone appropriately corresponds to the
designated General Plan land use. The project site is designated for Regional Center
Commercial land uses, which, pursuant to the Wilshire Community Plan, corresponds to the
following zones: CR, C1.5, C2, C4, P, PB, RAS3, RAS4, R3, R4, and R5. The Zone Change
to C2-2 corresponds with the land use designation, and is thus consistent with good zoning
practice.
Setbacks
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In response to the applicant’s concerns regarding insufficient setbacks, note that the existing
CR-2 Zone does not require side yard setbacks for commercial uses just as the requested
C2-2 Zone does not require side yard setbacks for commercial uses. Thus, the Zone Change
does not modify the side yard setback requirement for the property. None of the commercial
zones that correspond to the existing Regional Center Commercial land use designation (CR,
C1.5, C2, and C4) require side yard setbacks for buildings erected for commercial purposes.
Minimal side yard setbacks are characteristic of commercial areas throughout the city,
including the subject neighborhood of Koreatown.
Furthermore, the abutting properties to the north and the south of the subject site are zoned
C2-2 and C4-2, respectively. Both the C2 and C4 zones do not require front, side, or rear yard
setbacks for buildings erected and used exclusively for commercial purposes. Therefore, with
the approval of the subject Zone Change to C2, the yard requirements for all properties on
the west side of the 600 block of Catalina Street will be brought into alignment. Additionally,
most properties in the immediate area are zoned C2 and C4 and allow for zero-foot yard
setbacks as shown in Figure 1 where red shading indicates properties zoned for no setbacks
on all property lines. Thus, contrary to the Appellant’s assertion, zero-foot yard setbacks are
characteristic of the area.
-rm

6TH S'

■ 3

%

S

:<

£I

5
1
9

•L
:■

R5Pi

;

u
i

__
Properties Zoned C4 and C2 and allow for zero-yard setbacks along all property lines.

Figure 1: Map of surrounding properties zoned C4 and C2 which allow for zero-yard setbacks along all property
lines.

The Appellant is affiliated with 611 Catalina Street (an office building abutting the subject site’s
northern side property line) and 616 Kenmore Avenue (a residential/medical office building
abutting approximately 1/3 of the subject site’s rear property line). The Appellant argues that
their properties specifically are negatively impacted by the subject project’s zero-foot yard
setbacks. They argue that the residential and office tenants of the abutting properties, each
of which have enjoyed natural light, will face a building wall once the Project is constructed.
The 611 Catalina office building property is zoned C2-2, the same zone being requested as
part of the subject zone change. Thus, the zone change aligns the zoning of two neighboring
properties, which is in line with good zoning practice. Furthermore, the southerly fa?ade of
Appellant’s office building observes a voluntary approximately 10-foot stepback from the

PLUM Committee
CF 14-1038-S1

Page 4

property line that abuts the subject site. Thus, the Appellant’s office building has been
designed to allow for opportunities for natural light (see Figure 2).
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Figure 2: Image of the project site on Google Street View looking west. The Appellant’s properties are
noted as 616 Kenmore and 611 Catalina.
The Appellant’s 616 Kenmore mixed use residential/medical office building property is zoned
CR-2 and was granted a Zoning Administrators Adjustment in 2011 for reduced yards along
three property lines (ZA-2011-3297-ZV-ZAA-SPR). The adjustments requested and granted
along the rear yard, which abuts 1/3 of the subject property’s rear yard, include a rear yard
setback on the ground floor and second level of zero feet in lieu of the 17 feet required
and a variable rear yard setback on residential floors three through seven between 15 and
17 feet in lieu of the 19 feet required. The Appellant was able to utilize a zero-yard setback
for non-residential levels of their building which are used for parking (ground and second
levels). Nevertheless, the mixed-use building has been designed to provide opportunities for
natural light on the residential levels by incorporating a 15-foot rear yard setback (see Figure
2). Thus, both structures will maintain access to light and air after construction of the project
has been completed.
Therefore, the zero-foot front, side, and rear yard setbacks of the proposed self-storage facility
in the C2-2 Zone are appropriate and do not contradict good zoning practice or inhibit general
welfare.
2. The Project will not maintain the character of the existing commercial district.
APPEAL POINT:
The Project as proposed will not maintain the character of the existing commercial district, as
most other developments in the vicinity observe setbacks from at least some of the property
lines.
STAFF RESPONSE:
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In response to the applicant’s concerns regarding insufficient setbacks, note that the existing
CR-2 Zone does not require side yard setbacks for commercial uses just as the requested
C2-2 Zone does not require side yard setbacks for commercial uses. Thus, the Zone Change
does change the side yard setback requirement for the property. Furthermore, none of the
commercial zones that correspond to the existing Regional Center Commercial land use
designation (CR, C1.5, C2, and C4) require side yard setback for buildings erected for
commercial purposes. Minimal side yard setbacks are characteristic of commercial areas
throughout the city, including the subject neighborhood of Koreatown.
Furthermore, the abutting properties to the north and the south of the subject site are zoned
C2-2 and C4-2 respectively. Both the C2 and C4 zones do not require side, rear or front yard
setbacks for buildings erected and used exclusively for commercial purposes. Although the
project seeks a zone change from CR-1 and P to C2-2, a change which allows for additional
height and lesser setbacks along the rear property line, abutting properties are also zoned
C2-2. Therefore, with the approval of the subject Zone Change to C2, the yard requirements
for all properties on the west side of the 600 block of Catalina Street will be brought into
alignment. Additionally, zero-yard setbacks are common in the immediate area and are
characteristic of commercial areas in general and of this neighborhood in Koreatown. Refer
back to Figure 1 for a map of all properties in the area that zoned for zero-yard setbacks
along all property lines.
3. Conditional Use findings for self-storage cannot be made.
APPEAL POINT:
Findings in support of the Conditional Use Permit cannot be made.
STAFF RESPONSE:
The project requires a Conditional Use to permit self-storage uses in the C2 Zone within 500
feet of residential uses or zones. Pursuant to Section 12.24-W,50 of the Los Angeles
Municipal Code (LAMC), findings must be made to allow self-storage uses in the C2 zone.
Staff made these required findings in the Staff Report and the City Planning Commission
adopted these findings in the Letter of Determination dated August 4, 2020:
The project will enhance the built environment by redeveloping an underutilized site with a
new 143,668 square-foot self-storage building with ground floor retail and office space. The
project’s location, size, height, operations, and other significant features will be compatible
with and will not adversely affect adjacent properties. The project site is located on Catalina
Street, one-half block north of Wilshire Boulevard, in Koreatown, one of the densest
neighborhoods in Los Angeles. Koreatown is characterized by high rise buildings and a mix
of commercial and residential uses. The proposed building will be built to the property line, in
compliance with the proposed C2 Zone, thus maintaining the commercial street-wall that is
characteristic of this highly urbanized area of Koreatown.
Surrounding uses include a mix of commercial and multifamily residential uses. The property
to the north of the subject site is zoned C2-2 and is developed with a seven-story office
building with ground floor parking. The property to the south is zoned C4-2 and is developed
with an approximately 12-story office building. The properties abutting the site to the rear,
fronting Kenmore Avenue, are zoned CR-2 and are developed with two six-story apartment
buildings and a surface parking lot. Properties on the east side of Catalina Street, across from
the project site, are zoned R5-2, C4-2, and P-2 and are developed with a two-story apartment
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building and a multi-level parking podium which is attached to an approximately 12-story office
building further south on the same block.
The project site is located within the Wilshire Community Plan with a land use designation of
Regional Center Commercial, which corresponds to the following zones: CR, C1.5, C2, C4,
P, PB, RAS3, RAS4, R3, R4, and R5. The proposed zone change to C2 is thus consistent
with the land use designation. The project advances goals, policies, and objectives of the
Wilshire Community Plan with respect to economic development. The project is also
compatible in scale and character with the surrounding neighborhood. As stated previously,
the project site is located in a highly urbanized area of Koreatown that includes many taller
structures and buildings built to the property line.
As such, the findings in support of granting the Conditional Use to permit self-storage in the
proposed C2-2 Zone have been made in the affirmative.
4. Site Plan Review findings cannot be made.
APPEAL POINT:
Findings in support of the Site Plan Review cannot be made.
STAFF RESPONSE:
Pursuant to Section 16.05 of the Los Angeles Municipal Code (LAMC), Site Plan Review
findings must be made to allow for a development project which creates or results in an
increase of 50,000 square feet or more of non-residential floor area. Staff made these required
findings in the Staff Report and the City Planning Commission adopted these findings in the
Letter of Determination dated August 4, 2020:
The project is in substantial conformance with the General Plan and the applicable Wilshire
Community Plan. The project site is designated for Regional Center Commercial land uses by
the Wilshire Community Plan. According to the Framework Element of the General Plan,
"Regional Centers are intended to serve as focal points of regional commerce, identity, and
activity... contain a diversity of uses... encouraged in concert with supporting services....” The
proposed storage building would provide supportive services to serve a heavily urbanized and
developed portion of the city.
The project will be compatible with existing and future development by complying with the
height, floor area, and setback requirements of the proposed C2-2 Zone. The C2-2 Zone
allows for unlimited height, a maximum floor area ratio of 6:1, and zero-yard setbacks. The
project, which has a proposed height of 91 feet and three inches, an FAR of 5.9:1 and zero
yard setbacks along all property lines is thus compatible with the proposed zone. Although
the project seeks a zone change from CR-2 and P to C2-2, a change which allows for
additional height and lesser setbacks along the rear property line, abutting properties are also
zoned C2-2. Thus the zone change aligns the property’s height and setback requirements
with those of neighboring properties. Most neighboring buildings adjacent to the project site
range from two stories to 12 stories in height, with most buildings rising over six stories in
height. The proposed storage building is seven stories which is consistent with the
surrounding building heights. Most commercial buildings are also built to the property line,
providing for a well-defined urban street-wall. Thus, the project, as designed, will be
compatible with neighboring properties.
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The project provides necessary loading areas, parking facilities, and trash collection on-site
to minimize impacts on surrounding properties. The project will also provide pedestrian
oriented lighting along the Catalina Street frontage to improve public safety and the aesthetic
qualities of the site at night.
As such, the findings in support of granting Site Plan Review have been made in the
affirmative.
CONCLUSION
Based on the information in the record, the plans submitted by the applicant and considering the
appellant’s arguments for appeal, Staff finds that the project meets the required Findings for
approval. Therefore, it is recommended that the City Council adopt the Negative Declaration,
approve the requested Zone Change from CR-2 and P-2 to C2-2, deny the appeal and sustain
the City Planning Commission’s Determination approving a Conditional Use and Site Plan Review
for the proposed ExtraSpace Storage project.
Sincerely,
VINCENT P. BERTONI, AICP
Director of Planning

HEATHER BLEEMERS
Senior City Planner
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