
REPORT from

OFFICE OF THE CITY ADMINISTRATIVE OFFICER

September 1, 2017Date: CAO File No. 0150-06296-0001 
Council File No. 15-0730 
Council District: 10

The CouncilTo:

Richard H. Llewellyn, Jr., Chair of the Municipal Facilities ^c/mmitteeFrom:

TRANSMITTAL FROM THE MUNICIPAL FACILITIES COMMITTEE - REPORT 
ON THE AMENDED AND RESTATED NON-PROFIT GROUND LEASE 
AGREEMENT WITH THE KOREAN AMERICAN MUSEUM FOR 601-617 S. 
VERMONT AVENUE, LADOT LOT #692.

Subject:

RECOMMENDATIONS

That the Council, subject to approval by the Mayor,

Find that the Korean American Museum, Inc., a 501 (c)3 California non-profit corporation, provides 
a significant community and public benefit to Los Angeles residents, that is greater than the current 
market value of the proposed amended and restated ground lease agreement;

1.

Authorize the Los Angeles Department of Transportation (LADOT), with assistance from the Office 
of the City Attorney and Department of General Services (GSD), to finalize negotiations and 
execute an amended and restated ground lease agreement (Contract No. 122257) and ancillary 
agreements for the property at 601-617 S. Vermont Avenue, LADOT #692, Los Angeles in Council 
District 10, with Korean American Museum, Inc., with an updated project as generally outlined in 
this report, from June 3, 2013 through June 2, 2063, and at the rate of $0.00 annually, plus all net 
project income, subject to review and approval by the City Attorney’s Office as to form;

2.

Find under the California Public Resources Code, section 21166 and the State s Environmental 
Quality Act (CEQA) Guidelines section 15162, on the basis of substantial evidence contained in 
the whole record, that since adoption of mitigated negative declaration No. ENV-2015-540-MND, 
on August 2, 2017, there have been no changes to the project, changes with respect to the 
circumstances under which the project is being undertaken, or new information of substantial 
importance concerning the project, which cause new significant environmental effects or a 
substantial increase in the severity of previously identified effects, and therefore no subsequent 
negative declaration, addendum, or further environmental documentation is necessary; and

3.

Authorize the City Attorney to make any technical corrections that would be necessary to execute 
the agreement.

4.

SUMMARY

At its meeting of March 30, 2017, the Municipal Facilities Committee (MFC) considered Attachment A, a 
report from the Office of the City Administrative Officer (CAO) requesting authorization to finalize
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negotiations and to execute an amended and restated ground lease agreement (“Ground Lease”) with the 
Korean American Museum, Inc., a 501C3 California non-profit corporation, for the property at 601-617 S. 
Vermont Avenue, LADOT #692, Los Angeles in Council District 10. After some discussion, the MFC 
approved the report and provided additional instructions to LADOT with the assistance of GSD and the 
City Attorney as follows: 1) continue and complete negotiations of the Ground Lease terms that remained 
unresolved at the time of the MFC meeting; 2) transmit the agreed upon terms of the Ground Lease to the 
Council for approval; and 3) make technical corrections, as necessary, to amend and execute the Ground 
Lease (Contract No. 122257).

This transmittal provides an accounting of the outstanding terms that have been resolved since the MFC 
meeting and replaces the recommendations in the CAO report. The resolved terms include an increase in 
the number of temporary public parking spaces to be provided during construction, clarification of the 
timeframe for exercising the purchase option and an updated financial commitment related to potential 
environmental remediation of the site. Also transmitted with the updated recommendations are Attachment 
B, the Non-Binding Letter of Intent to Lease, and Attachment C, the August 2, 2017 Letter of 
Determination from the Planning Department adopting the environmental documents required for the 
project.

BACKGROUND

On March 30, 2017, the MFC considered and recommended approval of updated and restated lease 
terms to amend Contract No. 122257, in order to document an expanded scope of development for the 
project. The previously approved project was solely for construction of a Korean American Museum and 
replacement parking. The proposed new development will be a mixed-use project that will serve as the 
first contemporary museum to showcase the Korean American culture in the U.S with a market-rate and 
affordable housing component, limited retail space and subterranean parking. The final development will 
be a 7 story building consisting of an approximately 30,000 square foot Museum gallery and event space 
on the first floor and a portion of the second floor, with 103 residential units, including 12 apartments 
affordable to very-low income persons, and one on-site manager’s unit on floors 2 - 7. KAM will provide 88 
on-site parking spaces for residents and museum visitors, as required by the project’s Conditions of 
Approval, and 57 replacement on-site parking spaces to be transfer to DOT for public use. The residential 
tower and expanded parking will be reflected in the Ground Lease.

The MFC approved the “Community Benefits Analysis for Proposed Non-Profit Lease” worksheet included 
in the report (Attachment A) which determined a net community benefit that exceeds $1.5 million annually.

Since the MFC meeting, the City Attorney has worked with City stakeholders and reached a tentative 
agreement with KAM on all outstanding lease terms. In addition to the terms contained in the March 30, 
2017 report, below are the additional terms that have been resolved:

UPDATED TERMS AND CONDITIONS

PARKING (Temporary): KAM will endeavor to provide 57 (previously 49) temporary off-site parking 
spaces at an existing parking facility within one quarter (1/4) of a mile radius 
of the Property during construction (or a DOT-approved location outside that 
radius.) LADOT will operate the spaces or will be paid an amount equal to 
the net income for the duration of construction.
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LADOT will control and operate 57 spaces of public parking within the new 
parking structure that will be built on the site (not just operate.) The 57 
spaces will be conveyed by a permanent, no cost, exclusive easement to the 
City. All revenue will remain with DOT, and DOT will pay a pro rata share of 
operating expenses to KAM.

PARKING (Permanent):

KAM will purchase and install the Parking Access and Revenue Control 
System which will be conveyed to LADOT after installation.

KAM shall have the option, exercisable on the 10th anniversary of the 
issuance of the Certificate of Occupancy, or any time thereafter during the 
term of the lease, to purchase the property at the then current Fair Market 
Value, not including KAM-installed improvements. Upon such a safe, a 
covenant will be recorded against the property for, among other things, the 
preservation of the affordable apartment units.

PARKING EQUIPMENT:

PURCHASE OPTION:

The City of Los Angeles shall be responsible for the first $25,000 of 
hazardous materials remediation costs and KAM shall be responsible for 
remediation costs (if any) over $25,000 and up to $50,000. The parties will 
evenly share remediation costs over $50,000 up to $250,000. If remediation 
costs exceed $250,000, then either party may terminate the Lease. If KAM 
agrees to pay all remediation costs over $250,000, the lease will continue.

ENVIRONMENTAL:

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) STATEMENT

The project description is consistent with the project described in the Mitigated Negative Declaration 
(MND) signed by City Planning on April 17, 2017. Pursuant to LAMC Section 16.05.E, the Director of 
Planning issued its Letter of Determination on August 2, 2017, which approved the Site Plan Review, 
detailing the conditions of approval. No comments or appeals were filed prior to the end of the review 
period on August 17, 2017.

Council approval of the recommendations in this report and its attachments will authorize the LADOT, with 
assistance from the Office of the City Attorney and GSD, to finalize negotiations and execute an amended 
and restated ground lease agreement for the property at 601-617 S. Vermont Avenue, LADOT Lot #692, 
Los Angeles in Council District 10, with KAM as generally outlined in the report and attachments.

FISCAL IMPACT STATEMENT

Approval of the recommendations in this report may result in an impact of up to $125,000 on the General 
Fund. The attached report indicates that the total community benefit after completion of the project, 
including staff, services, affordable housing and local taxes, is over $1.5 million annually.

Attachments:
A - March 31, 2017 Office of the City Administrative Officer Report w Attachments 
B - Non-Binding Letter of Intent to Lease, revised June 19, 2017 
C - August 2, 2017 Letter of Determination for 601-617 S. Vermont Avenue

RHL:JLVW/blm 
Doc Id: 15180018
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Agenda Item No. 12
REPORT from

OFFICE OF THE CITY ADMINISTRATIVE OFFICER

March 29, 2017Date: CAO File No.
Council File No. 15-0730 
Council District: 10

0150-06296-0001

Municipal Facilities CommitteeTo:

Richard H. Llewellyn, Jr., Interim City Administrate OfficerFrom:

REPORT ON THE AMENDED AND RESTATED NON-PROFIT LEASE 
AGREEMENT WITH THE KOREAN AMERICAN NATIONAL MUSEUM FOR 
601-617 S. VERMONT AVENUE, LADOT LOT #692.

Subject:

RECOMMENDATIONS

That the Council, subject to approval by the Mayor,

1. Find that the Korean American Museum, Inc., a 501 (c)3 California non-profit, provides a 
significant community and public benefit to Los Angeles residents, that is greater than the 
current market value of the proposed lease agreement; and .

2. Authorize the Los Angeles Department of Transportation (LADOT), with assistance from the 
Office of the City Attorney and Department of General Services (GSD) to finalize negotiations 
and execute an amended and restated ground lease agreement for the property at 601-617 S. 
Vermont Avenue, LADOT #692, Los Angeles in Council District 10, with Korean American 
Museum, Inc., as generally outlined in the report, without material changes; for 50 years 
beginning June 3, 2013 through June 2, 2063, and at the rate of $0.00 annually, plus all net 
project income, subject to review and approval by the City Attorney’s office as to form.

SUMMARY

On November 24, 2015, the City Council approved a Wesson Motion (C.F. 15-0730) that, among other 
actions, authorized the Office of the City Administrative Officer (CAO), GSD, and the City Attorney with 
assistance and cooperation of LADOT to negotiate an Amended and Restated Ground Lease (Contract 
No. 122257) for construction of a new location for the Korean American Museum and the replacement 
of a City operated parking facility on site, to incorporate various lease modifications, including but not 
limited to the development of market rate and affordable residential units as proposed by the Korean 
American Museum, Inc. (KAM). Since that time, City staff conducted negotiations with KAM and have 
reached substantial agreement on a Non-binding Letter of Intent to Lease (LOI). This report provides a 
review of the amended terms resulting from the negotiations, a review of the community and public 
benefits to be gained from the KAM development and recommendations to approve the amended terms 
based on the community and public benefits to be gained from the potential development.

j
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BACKGROUND

The Korean American National Museum is a 501(c)3 non-profit, which provides significant community 
and public benefit through its cultural programming. KAM was founded in 1991, and began by 
documenting and preserving the stories of Korean Americans in Los Angeles and the (J.S. From 1993 
to 2014, KAM curated over 20 exhibitions focusing on the culture, history and arts specific to the 
Korean American journey. Recently KAM expanded its focus to providing a voice for newer generations 
of Korean Americans.

The proposed development will be a mixed-use project that will serve as the first contemporary 
museum to showcase the Korean American culture in the U.S. The final development is anticipated to 
consist of an approximately 30,000 square foot Museum gallery and event space, with 103 residential 
units, including 11 percent (or approximately 12) apartments affordable to very low income residents 
and one on-site manager’s unit. KAM will provide on-site parking for residents and museum visitors, as 
required by the project’s Conditions of Approval.

As a condition for use of the lot, KAM is required to provide replacement parking for 57 on-site public 
parking spaces which is a 1:1 replacement for the number of spaces in the existing lot. LADOT will 
retain operation of the lot after the development is completed, collect parking fees and pay a pro rata 
share of garage expenses to KAM. The City and KAM will enter into a Reciprocal Easement Agreement 
for the use by LADOT and its parking patrons of the building’s facilities and access routes. KAM will 
also identify 49 temporary off-site spaces for public parking during construction.

It should be noted that negotiations are substantially complete with the exception of a few non-material 
terms that are not expected to have an impact on the community or public benefits. KAM has also 
requested the option to purchase the property at fair market value, if KAM purchases the property, 
there will be a covenant recorded against the property to require the provision of the community and 
public benefits for the remaining term of the lease. Notwithstanding the terms and conditions listed 
below for which Council has provided authority to negotiate, City staff will continue negotiations and 
report back under separate cover and to MFC and the Council, as necessary. In the meantime, 
however, our Offices recommend the City proceed with finalization of the below listed agreed-upon deal 
terms.

COMMUNITY BENEFIT ANALYSIS

Based on the attached “Community Benefits Analysis for Proposed Non-Profit Lease” worksheet 
required for MFC review, the proposed KAM lease is consistent with the City’s policy wherein the 
community benefit, evidenced by value of direct services, full time positions and annual contributions in 
services from the non-profit significantly exceeds the rental value of the space. Over the 50 year term, 
KAM anticipates it will create 20 FTE's.

Total Community Benefit = $1,597,002 annually 
Market Value of leased space = $68,400 annually

Our Office has determined that the Total Community Benefit significantly exceeds the fair market value 
of the surface parking lot. Additionally, there will be no loss of market value, as LADOT will retain the 
right to operate the 57 spaces as public parking in the new parking structure that will be built by the 
Lessee.
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TERMS AND CONDITIONS

Below are some of the significant material lease terms in the LOI.

LOCATION:
LANDLORD:
TENANT:
TERM:

601 - 617 S. Vermont Avenue, Los Angeles, LADOT Lot #692
City of Los Angeles, Los Angeles Department of Transportation
Korean American Museum Inc., a California Non-Profit Corporation
Fifty (50) years effective June 3, 2013. The very low income units will remain
affordable for a period of fifty five (55) years.
$0.00 per year. Lessee will pay as additional annual rent all net project income. 
Net project income will be the gross income generated by the museum and rents 
from the residential units, less such costs for the operation and maintenance of 
the building, including capital reserve funds, but not including grants, gifts or 
donations to the museum unrelated to the operation and maintenance of the 
museum, residential units or parking The income and expenses for the public 
parking operated by LADOT will not be included in this calculation.
The lot size is 24,524 square feet 
None
Tenant pays all expenses, including utilities, maintenance, custodial, insurance 
and taxes.
KAM will provide 49 temporary parking spaces during construction and 57 
replacement spaces by the end of construction. The LADOT will operate the 
public parking within the new parking structure that will be built on the site. The 
property will also provide on-site parking for residents and visitors to the 
museum, as required by the project’s Conditions of Approval.

RATE:

SQUARE FEET: 
ESCALATIONS: 
EXPENSES:

PARKING:

RECIPROCAL
EASEMENT: The parties will enter into a Reciprocal Easement Agreement for the use by DOT 

and its parking patrons of the building’s facilities and access routes.
TENANT
IMPROVEMENTS: Lessee shall be responsible for all property improvements, except for equipment 

related to the operation of the public parking, which will be furnished by LADOT 
Subject to City review and approvalSIGNAGE

There are additional terms and conditions that are reflected in the ground lease.

FISCAL IMPACT STATEMENT

The City may lose parking revenue during construction, if suitable replacement parking is not found 
nearby. The average monthly income from the parking is $4,049 and the maximum anticipated 
construction schedule is 30 months. The total anticipated maximum revenue is $121,470, but the loss 
will be less than that amount after monthly operating expenses are deducted. The CAO's report 
indicates that the total community benefit after completion of the project, including staff, services, 
affordable housing and local taxes, is over $1.5 million annually.

RHLJ:jlvw/blm; Doc Id: 15170061

Attachments: A - Community Benefit Analysis For Proposed Non-Profit Lease 
B - Site Location Map

i
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Community Benefit Analysis for Proposed Non-Profit Lease

Attachment A
I. Proposed Lease Terms and Conditions

I 601 - 617 S. Vermont Avenue, Los Angeles, LADOT Lot 
#692Facility Location:

Korean American National Museum, a non-profit 501 (c)3 
organization..Lessee:

Council File Reference: CF 15-0730 (Motion adopted November 24, 2015) 
Approximately 24,524 square feetSpace Assignment:

Term & Renewal Option: Fifty (50) years, effective June 3, 2013 to June 2, 2063.

$11,657,000 per Valentine Appraisal (effective date March 
21, 2016), $100/month per spaceMarket Rate:

$0.00 per year. Lessee will pay additional annual rent of all 
net project income.Proposed Lease Rate:

Lessee shai! be financially responsible for all applicable utility 
and custodial costs.Utilities/Custodiai:

Lessee shall have full responsibility for the cost of any 
| needed tenant improvements.Tenant Improvements:
--

II. History and Current Services
The mission of the Korean American National Museum 
(KAM) is to preserve and interpret the history, experiences, 
culture and achievements of Americans of Korean Ancestry, 
the Museum aims to become a center for cultural exchange 
and education, a catalyst for sharing ideas and resources, 
and a center for promoting and celebrating the diversity of
culture in this country. ______________________________
KAM was founded in 1991, and began by documenting and 
preserving the stories of Korean Americans in Los Angeles 
and the U.S. From 1993 to 2014, KAM curated over 20 
exhibitions focusing on the culture, history and arts specific to 
the Korean American journey. Recently KAM has expanded 
its focus to providing a voice for newer generations of Korean 
Americans.

Mission:

Vision:

Background / History:

The proposed development will be a mixed-use project that 
will serve as the first contemporary museum to showcase the 
Korean American culture in the USA. There will be 
approximately 30,000 s.f. of Museum gallery and event 
space, and 103 residential units, including 11% (12) 
apartments affordable to very low income residents and one 
on-site manager’s unit. On- and off-site parking will be 
provided for the museum visitors and the residents. There will

Current Services:

Page 1 of 3
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Community Benefit Analysis for Proposed Non-Profit Lease

also be 57 on-site spaces that will be the replacement public 
parking for the existing public parking on the lot. Those 
spaces will be operated by DOT.

Community benefits include:
■ Creating special school programs, tours and exhibits.
■ Live classes, artist workshops, lectures, 

demonstrations, film showings and lectures.
■ Development of an internship program for 

professional experience in a museum environment
• Development of an Artist residency program.

III. Community Benefit Analysis
A. Value of Dedicated Staff: $832,000

Calculated as 20 FTE staff (15 FTE for the museum and 5 
FTE for the apartments), earning an average hourly wage of 
$23.83 for 40 hours a week, converted into annual terms 

l (multiplied by 52 weeks per year) = $991.328.

B. Value of Services to Participants: $502,000
I

Creating special school programs, tours and exhibits. 
140 visits a year @4 hours @$200/hour = $112,000

Live classes, artist workshops, lectures, demonstrations, 
film showings and lectures.
104/year @ 3 hours @ $250/hour = $78,000

t

Value of Direct Services:

Development of an internship program for professional 
experience in a museum environment.
6 people/year @ 1040/hours @ $20/hour = $124,800

Development of an Artist residency program.
6 artist residents @ 20hours @ 52 weeks @ $30/hour = 
$187,200

C. Value of Affordable Housing Subsidy - specify: $190,498 
annually

Value of Affordable 
Housing Subsidy: Includes: 11% (12) studio apartments that will remain 

affordable to households earning 50% of the Area Median 
Income or less.

D. Value of Local Taxes - specify: $72,504

Local Taxes Includes: Property Tax $44,328
Electricity User Tax: $3,461

Page 2 of 3
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Community Benefit Analysis for Proposed Non-Profit Lease

Gas User Tax: $52 
Business Tax: $2,788 
Sales Tax at the Cafe: $21,875

Total Community 
Benefit: $1.597.002 annually (=A+B+C+D above)

$68.400 annually *
Market Value for Leased 
Space (* calculated as: average market rate of $100 per parking space 

multiplied bv 57 spaces multiplied bv 12 months = $68,400.
Community benefits estimated $1,597,002 annually, as 
LADOT will retain the right to operate 58 spaces on the 
property.

Benefits Finding & 
Recommended Action. The proposed lease is consistent with the City’s proposed 

Non-Profit Leasing Policy in that the rental value of the space 
is exceeded/significantiy offset by the annual contributions in 
services from the non-profit lessee. The proposed terms are 
recommended for approval.__________ ________________

QlL.LT
Assistant CAOCiDate Analyst

Page 3 of 3
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NON-BINDING LETTER OF INTENT TO LEASE
(601-617 S Vermont Ave, Los Angeles CA 90005)

Tenant: Korean American Museum, Inc., a California Non-Profit Corporation
(KAM)

City of Los Angeles, Department of Transportation through the 
Department of General Services (City)

Landlord:

601 -617 S. Vermont Ave, APN Number 5502-025-900. Lot size 24,524 
sq. feet

Property:

Use of Premises: Tenant will develop the property with a 7-story mixed-use building 
comprised of the following:

1) Korean American National Museum: The first floor and a portion of 
the second floor of the building will be developed as the museum 
and accessory limited commercial space of approximately 30,000 
square feet.

2) Residential Units: Floors 2-7, except the portion of the second floor 
intended for museum use, will be developed with a maximum of 103 
residential rental units of which not less than 11% (or 12 units) will 
be reserved and made available at affordable rents to very low- 
income households for a period of 55 years (pursuant to the 
standards set by the California Department of Housing and 
Community Development).

3) Parking: Subterranean parking will be developed with approximately 
145 parking spaces. In order to continue to provide the same level of 
public parking as before the construction, 57 of the 145 spaces will 
be used and operated by the Department of Transportation (DOT) 
with all revenue generated thereby to remain with DOT. Upon 
completion of the construction of the building, KAM will convey the 
57 parking spaces and appurtenant area by a permanent, exclusive 
easement to City which will include terms and conditions for City’s 
and its invitees’ ingress to/egress from KAM’s building and will 
provide City the flexibility to increase the number of parking spaces 
and to reconfigure the parking area to otherwise accommodate 
changes in vehicle design. DOT will be responsible for all expenses 
attributable to the 57 spaces, including heating, cooling and 
ventilation (HVAC), utilities, maintenance, janitorial services, 
insurance and security. KAM will invoice DOT on a regular basis 
for such expenses in an amount to be negotiated in the REA, but 
shall not exceed an amount that allows DOT to achieve the same net

1
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income that it presently enjoys at the site. KAM will be responsible 
for the acquisition and installation of the Parking Access and 
Revenue Control System (PARCS), which shall be conveyed to DOT 
after installation. The 57 spaces will be separated from KAM’s other 
parking spaces and grouped together close to the entrance to the 
subterranean parking as identified on the attached parking site plan. 
The remaining 88 spaces will be managed and operated by KAM and 
used for employee, museum patron and residential unit tenant 
parking. The parties will also work cooperatively on parking-related 
matters, including, but not limited to, design of the parking facilities, 
hours of operation, staffing, signage and acquisition of the PARCS 
and other equipment.

Temporary Off-Site Parking: In order to continue to ensure publicly accessible parking during the
construction of the building, KAM will endeavor to provide 57 off-site 
parking spaces at an existing parking facility within one quarter (1/4) of a 
mile radius of the Property. All net revenue generated from the 57 off
site parking spaces shall be paid to DOT. If KAM, after a good faith 
effort, is unable to provide 57 off-site parking spaces within the one- 
quarter mile radius of the Property, KAM shall, upon agreement with 
DOT, either provide the parking at a location (or locations) outside the 
one-quarter mile radius or pay DOT an amount equal to the net income 
derived by DOT from the site for period commencing on the date that 
DOT’s on-site parking spaces become unavailable for public use due to 
KAM’s construction activities and ending on the date of issuance of a 
certificate of occupancy allowing use of the parking to be constructed by 
KAM.

The lease term shall be-fifty (50) years (June 3, 2013 to June 2, 2063), 
subject to earlier termination for Tenant’s uncured default of material 
lease provisions. Upon termination of the Lease Term (including 
termination resulting from any uncured Tenant default), title to the 
improvements will transfer to City or City may require Tenant to remove 
the improvements.

KAM shall have the option, exercisable on the tenth (10th) anniversary of 
the issuance of the Certificate of Occupancy, or at any time thereafter, 
except as provided in this paragraph below, to purchase the property at 
the then Fair Market Value. The valuation of the Property shall not 
include any improvements, except any such improvements installed by 
City, and shall be as of the date on which KAM gives notice of its 
exercise of the option, unless the close of escrow is more than one year 
after the exercise of the option. The option must be exercised no later 
than two (2) years prior to the expiration of the Lease Term. Tenant 
agrees to the recordation of a covenant against the Property at the close

Lease Term:

Purchase Option:

2
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of escrow for the then remaining term of the lease to continue the 
operation of the uses of the premises identified above. The sale of the 
property shall be contingent on the satisfaction of the State Surplus Land 
Act requirements should City designate the property as surplus property 
for transfer purposes; however, the parties intend that any sale of the 
property is to be subject to the remaining term of the Lease.

Tenant shall have full and complete access to the Property in order for 
Tenant to initiate and complete development of the Property as set forth 
above. Tenant shall indemnify City for access to the Property.

Property Access:

The base lease rate shall be $0.00 per year for the Lease Term. Lessee 
will pay as additional annual rent all net project income. Net project 
income will be the gross income generated by the museum (but not 
including any grants, gifts or donations to the museum not earmarked for 
the operation and maintenance of the museum, residential units or 
parking), rents from the residential units (or rent payable to Tenant from 
a ground sublessee operating the residential units) and fees for parking, 
less such costs for the operation and maintenance of the building, 
including without limitation capital reserve funds, debt service (including 
interest and principal paydown) and related obligations to third parties, 
taxes and assessments (if any), insurance and property management fees, 
but not including the acquisition of museum exhibit art and artifacts. 
KAM’s and its sublessee’s financial records shall be open to the 
inspection by City or its auditor contractors upon reasonable notice.

Lease Rate:

Deposit: None

The following details the party responsible for the respective expenses, 
except those expenses related to the 57 parking spaces operated by DOT 
as noted above:

Expenses:

(Tenant / Landlord)

A. Electricity (Demised Premises):
B. Electricity (Exterior security lighting):
C. Water / Sewer:
D. Gas:
E. Janitorial:
F. Trash Removal (Exterior grounds/dumpster):
G. Driveways/Yard/Grass etc.:
H. Roof / Structural Maintenance:
I. Interior/Exterior Maintenance:
J. Window Washing:
K. Liability Insurance:
L. Property/Fire & Extended Coverage Insurance:

Tenant
Tenant
Tenant
Tenant
Tenant
Tenant
Tenant
Tenant
Tenant
Tenant
Tenant
Tenant

3
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M. Ad Valorem Taxes:
N. Property Taxes (Possessory interest taxes):

O. Plate Glass:
P. Locks/Keys:

Tenant
Tenant
Tenant
Tenant

Tenant’s responsibility to build and maintainH/VAC:

Electrical / Plumbing: Tenant’s responsibility to build and maintain

Tenant must obtain all necessary permits for development, use, 
and occupancy of the Property and improvements.

Permits:

Signage: Tenant to be responsible for any new signage in front of the 
Property, but subject to prior written City approval. Tenant 
shall, subject to City review and approval, have the right to 
install and maintain one or more parapet signs with respect to the 
museum and the residential units. No off-site commercial signs 
shall be located on the Property or the improvements.

Environmental: Although Tenant does not anticipate environmental problems, 
Tenant will require copies of whatever environmental 
information that City may have to assist in the environmental 
evaluation of the Property prior to Lease execution. City shall be 
responsible for the first $25,000 of remediation costs and KAM 
shall be responsible for remediation costs over $25,000 and up to 
$50,000. The parties will evenly share remediation costs over 
$50,000 up to $250,000. If remediation costs exceed $250,000, 
then either party may terminate the Lease; however, if KAM 
agrees to pay for all remediation costs above $250,000, then City 
shall be precluded from terminating the Lease. Tenant is 
responsible for the cost of preparation of all CEQA compliance 
documents related to the approval of the development of the 
building.

ADA Compliance: Tenant will comply with all State and federal accessibility 
requirements. It is recommended that the Tenant retain a 
Certified Accessibility Specialist (CAS) to ensure that the 
development meets the required accessibility standards. The 
Housing and Community Investment Department of Los Angeles 
(HCIDLA) will monitor ADA compliance.

The existing Lease Agreement between the parties will be 
amended and restated to include the new development plan, 
allow for a ground sublease for the construction and/or operation

Lease Agreement:

4
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of the residential rental units (and further subleasing of the 
residential rental units for occupancy) and provide for the 
payment of additional rent as described above. The revised lease 
agreement will be prepared by City, subject to review and 
comment by Tenant.

Non-Binding: This Letter of Intent is completely non-binding and has no effect 
on either party whatsoever until an amended and restated Lease 
Agreement has been fully executed by both Tenant and City. 
Approval of the Lease Agreement will require City Council 
action after a public hearing and compliance with the California 
Environmental Quality Act (CEQA).

Other: Tenant (and any sublessee for construction and/or operation of 
the residential units) shall have a right to grant leasehold deeds 
of trust. Tenant has delivered to City its financing plan. Tenant 
will submit for approval evidence of current insurance policies 
and will be in compliance with all City ordinances. Tenant will 
deliver to City copies of its schedule of performance and scope 
of development for approval. City shall not unreasonably 
withhold any approvals contemplated under this LOI, Tenant is 
responsible for all maintenance and improvements including the 
museum space, residential, and parking portion of the mixed-use 
project. Tenant will, at its own expense, operate and maintain the 
mixed-use project including the affordable units to the 
reasonable satisfaction of City. Tenant will not assign its interest 
under the Lease Agreement without City’s prior written consent; 
any funds received by Tenant in such an assignment shall be 
deemed gross income for the purposes of calculating annual rent, 
with certain incurred project costs deducted therefrom as agreed- 
upon by the parties to determine the net project income thereof.

Each party shall keep confidential each of the provisions of this Letter of Intent and all information each 
party obtains regarding the other party, except as otherwise required under applicable law. This Letter of 
Intent summarizes any and all previous negotiations between the parties, whether written or verbal.

5
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SITE PLAN REVIEW

August 2, 2017

Applicant
Jae Miu Chang
Korean American Museum, Inc. 
3540 Wilshire Boulevard 
Los Angeles, CA 90010

Case No.
CEQA:

Location:

DIR-2015-539-SPR 
ENV-2015-540-MND 
3200-3208 West 6th Street and 
601-617 South Vermont Avenue 
10 - Herb J. Wesson, Jr 
Wilshire Center - Koreatown 
Wilshire
Regional Commercial Center 
C2-2
FR 1-3, Copenhagen Tract, 
Block 8

Council District: 
Neighborhood Council 
Community Plan Area: 
Land Use Designation: 

Zone:
Legal Description:

Property Owner
City of Los Angeles - 
Department of General Services 
111 East 1st Street 
Los Angeles, CA 90012

Representative
Jim Ries
Craig Lawson & Co., LLC 
3221 Hutchison Avenue 
Los Angeles, CA 90034

Last Day to File an Appeal: August 17, 2017

DETERMINATION

Pursuant to LAMC Section 16.05.E, I have reviewed the proposed project and as the designee 
of the Director of Planning, I hereby:

Approve with Conditions a Site Plan Review for the construction of a seven- 
story, mixed-use building containing approximately 98,000 square feet of floor 
area, including 29,000 square feet of museum space and 103 residential units, 
on a 26,257 square-foot site. The applicant proposes to set aside 11 percent, or 
12 units, for habitation by Very Low Income Households. The building will have a 
maximum height of 100 feet, measured from grade to the highest point of the roof 
structure. The project will provide a minimum of 44 residential parking spaces 
and 43 museum parking spaces, and 57 parking spaces to replace existing
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public parking spaces on the project site, all in a three-level subterranean parking 
garage. The project will provide a minimum of 182 bicycle parking spaces. The 
new building will provide a minimum of 10,300 square feet of open space.

Adopt Mitigated Negative Declaration ENV-2015-540-MND and the 
corresponding Mitigated Monitoring Program (MMP) as the project’s 
environmental clearance pursuant to the California Environmental Quality Act 
and Section 21082.1(c)(3) of the California Public Resources Code.

Adopt the attached Findings.

The project approval is based upon the attached Findings, and subject to the attached 
Conditions of Approval:
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CONDITIONS OF APPROVAL

1. Site Development. Except as modified herein, the project shall be in substantial 
conformance with the plans and materials submitted by the applicant, stamped "Exhibit A,” 
and attached to the subject case file. No change to the plans will be made without prior 
review by the Department of City Planning, Central Project Planning Division, and written 
approval by the Director of Planning. Each change shall be identified and justified in writing. 
Minor deviations may be allowed in order to comply with the provisions of the Municipal 
Code or the project conditions.

2. Floor Area. The project shall be limited to 98,000 square feet in floor area.

3. Residential Density. The project shall be limited to a maximum density of 103 residential 
units.

4. Commercial Use Restrictions. The project shall be limited to 29,000 square feet of 
commercial space to consist of museum / institutional uses.

5. Height. The project shall be limited to 100 feet in height.

6. Automobile Parking. The project shall provide a total of 144 vehicle parking spaces, which 
includes parking for residential and commercial uses, as well as replacement of existing 
public parking. For residential uses, pursuant to AB 744, which permits 0.5 spaces per 
bedroom for mixed income projects within one half mile of a major transit stop to which the 
project has unobstructed access, based on the number of one bedroom units, the project is 
required to provide 51 automobile spaces. However, the project proposes a 15 percent 
reduction, or 7 automobile spaces, for residential parking consistent with the Bicycle Parking 
Ordinance, which allows residential buildings within 1,500 feet of a fixed rail transit station a 
15 percent reduction. Therefore, a total of 44 spaces shall be provided for residential uses.

Parking for the museum use shall be provided at a ratio of 1 per 500 square feet pursuant to 
LAMC 12.21.A.4(c) and (d). Based on the square footage of the museum space, 58 parking 
spaces are required to be provided. However, the project proposes a 26 percent reduction, 
or 15 spaces, consistent with the Bicycle Parking Ordinance, which permits non residential 
projects within 1,500 feet of a fixed rail transit station to replace up to 30 percent of the 
required automobile parking with bicycle parking. Therefore, a total of 43 spaces shall be 
provided for the museum use.

Currently there are 57 public automobile parking spaces on the project site. The project 
proposes to replace all 57 spaces.

7. Bicycle Parking. The project shall provide a minimum of 182 bicycle parking spaces 
pursuant to LAMC Section 12.21.A.16(1) and (2). Residential uses require one long-term 
bicycle parking space per dwelling unit and one short-term bicycle parking space per ten 
dwelling units. The project’s proposed 103 units generate 10 short-term bicycle parking 
spaces and 103 long-term bicycle parking spaces, resulting in a total of 113 bicycle parking 
spaces for residential uses.

Institutional uses (museum space) require one short-term bicycle parking space per 10,000 
square feet and one long-term space per 5,000 square feet. The project proposes 29,000 
square feet of museum space which generates three (3) short-term bicycle parking spaces 
and 6 (six) long-term bicycle parking spaces. 60 additional bicycle parking spaces are being

DIR-2015-539-SPR Page 3 of 18



KAM - Attachment C

provided, at a ratio of four per one automobile parking space being replaced, to meet the 
requirements of the Bicycle Parking Ordinance. Therefore, a total of 69 bicycle parking 
spaces will be provided for the museum space.

8. Affordable Units. A minimum of 12 units, that is 11 percent of the maximum density of 103 
residential units shall be reserved as Very Low Income units, as defined by the State 
Density Bonus Law 65915 (C)(2).

9. Housing Requirements. Prior to issuance of a building permit, the owner shall execute a 
covenant to the satisfaction of the Los Angeles Housing and Community Investment 
Department (HCIDLA) to make a minimum of 12 units available to Very Low Income 
Households, for rental as determined to be affordable to such households by HCIDLA for a 
period of 55 years. Enforcement of the terms of said covenant shall be the responsibility of 
HCIDLA. The Applicant will present a copy of the recorded covenant to the Department of 
City Planning for inclusion in this file. The Project shall comply with any monitoring 
requirements established by HCIDLA.

10. Open Space. The project shall provide a minimum of 10,300 square feet of open space as 
follows:

Interior, 1,075 square feet of common open space in the form of a fitness room 
and community room located on the 3rd floor.

a.

b. Terraces. Two terraces located on the 2nd and 3rd floor of the project shall 
provide a total of 6,475 square feet of open space. The Level 2 terrace will 
provide 1,902 square feet of open space with amenities such as trees, BBQ 
space, decorative tile wall, decorative concrete paving, and an attached 
cantilevered bench. The Level 3 terrace will provide 4,573 square feet of open 
space with amenities such as trees, a shade structure, BBQ space, and native 
plants maintained with a recycled water irrigation system.

c. Private Balconies. The project shall provide 55 private balconies that each 
measure 50 square feet, for a total of 2,750 square feet.

11. Ornamental Metal Screen. The project shall provide a perforated metal skin that 
reinterprets the traditional patterns of Korean architectural fagades as shown on the East 
Elevation and North Elevations of “Exhibit A.”

12. Streetscape Elements. The project shall provide the following landscaping elements on 
the street level as shown in the landscape plans of “Exhibit A", including a 2-foot landscaped 
buffer between the building line and sidewalk in the public right-of-way along the easterly 
property line along Vermont Avenue, and decorative recessed lighting, decorative concrete 
paving outdoor seating, and drought tolerant planting that will clearly demarcate the main 
entrance to the museum.

13. Surface Equipment. All surface or ground mounted mechanical equipment shall be 
screened from public view and treated to match the materials and colors of the building 
which they serve.

14. Rooftop Appurtenances. All rooftop equipment and building appurtenances shall be 
screened from any street, public right-of-way, or adjacent property with enclosures or
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parapet walls constructed of materials complimentary to the materials and design of the 
main structure.

15. No Blank Walls. The Project shall incorporate to the satisfaction of the Department of City 
Planning, Central Project Planning Division a decorative wall on the northern fagade 
(northwest corner) that includes uniform color, material, and texture that complement the 
other facades of the structure.

Environmental Mitigation Conditions

16. Air Quality.

a. All off-road construction equipment greater than 50 hp shall meet US EPA Tier 4 
emission standards, where available, to reduce NOx, PM 10 and PM2.5 
emissions at the project site. In addition, all construction equipment shall be 
outfitted with Best Available Control Technology devices certified by CARB. Any 
emissions control device used by the contractor shall achieve emissions 
reductions that are no less than what could be achieved by a Level 3 diesel 
emissions control strategy for a similarly sized engine as defined by CARB 
regulations.

b. Require the use of 2010 and newer diesel haul trucks (e.g., material delivery 
trucks and soil import/export) and if the Lead Agency determines that 2010 
model year or newer diesel trucks cannot be obtained, the Lead Agency shall 
require trucks that meet U.S. EPA 2007 model year NOx emissions 
requirements.

c. At the time of mobilization of each applicable unit of equipment, a copy of each 
unit's certified tier specification, BACT documentation, and CARB or SCAQMD 
operating permit shall be provided.

17. Habitat Modification (Nesting Native Birds, Non-Hillside or Urban Areas).

a. The project will result in the removal of vegetation and disturbances to the 
ground and therefore may result in take of nesting native bird species. Migratory 
nongame native bird species are protected by international treaty under the 
Federal Migratory Bird Treaty Act (MBTA) of 1918 (50 C.F.R Section 10.13). 
Sections 3503, 3503.5 and 3513 of the California Fish and Game Code prohibit 
take of all birds and their active nests including raptors and other migratory 
nongame birds (as listed under the Federal MBTA).

b. Proposed project activities (including disturbances to native and non-native 
vegetation, structures and substrates) should take place outside of the breeding 
bird season which generally runs from March 1- August 31 (as early as February 
1 for raptors) to avoid take (including disturbances which would cause 
abandonment of active nests containing eggs and/or young). Take means to 
hunt, pursue, catch, capture, or kill, or attempt to hunt, pursue, catch, capture or 
kill (Fish and Game Code Section 86).

c. If project activities cannot feasibly avoid the breeding bird season, beginning 
thirty days prior to the disturbance of suitable nesting habitat, the applicant shall:
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1. Arrange for weekly bird surveys to detect any protected native birds in the 
habitat to be removed and any other such habitat within properties 
adjacent to the project site, as access to adjacent areas allows. The 
surveys shall be conducted by a qualified biologist with experience in 
conducting breeding bird surveys. The surveys shall continue on a weekly 
basis with the last survey being conducted no more than 3 days prior to 
the initiation of clearance/construction work.

2. If a protected native bird is found, the applicant shall delay all 
clearance/construction disturbance activities within 300 feet of suitable 
nesting habitat for the observed protected bird species until August 31.

3. Alternatively, the Qualified Biologist could continue the surveys in order to 
locate any nests. If an active nest is located, clearing and construction 
within 300 feet of the nest or as determined by a qualified biological 
monitor, shall be postponed until the nest is vacated and juveniles have 
fledged and when there is no evidence of a second attempt at nesting. 
The buffer zone from the nest shall be established in the field with 
flagging and stakes. Construction personnel shall be instructed on the 
sensitivity of the area.

4. The applicant shall record the results of the recommended protective 
measures described above to document compliance with applicable State 
and Federal laws pertaining to the protection of native birds. Such record 
shall be submitted and received into the case file for the associated 
discretionary action permitting the project.

18. Tree Removal (Non-Protected Trees).

a. Prior to the issuance of any permit, a plot plan shall be prepared indicating the 
location, size, type, and general condition of all existing trees on the site and 
within the adjacent public right(s)-of-way.

b. Removal or planting of any tree in the public right-of-way requires approval of the 
Board of Public Works. Contact Urban Forestry Division at: 213-847-3077. All 
trees in the public right-of-way shall be provided per the current standards of the 
Urban Forestry Division, Bureau of Street Services, Department of Public Works.

19. Tree Removal (Public Right-of-Way).

a. Removal of trees in public right-of-way requires approval by the Board of Public 
Works.

b. The required Tree Report shall include the location, size, type, and condition of 
all existing trees in the adjacent public right-of-way and shall be submitted for 
review and approval by the Urban Forestry Division of the Bureau of Street 
Services, Department of Public Works (213-847-3077).

c. The plan shall contain measures recommended by the tree expert for the 
preservation of as many trees as possible. Measures such as replacement by a 
minimum of 24-inch box trees in the parkway and on the site, on a 1:1 basis,
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shall be required for the unavoidable loss of significant (8-inch or greater trunk 
diameter, or cumulative trunk diameter if multi-trunked, as measured 54 inches 
above the ground) trees in the public right-of-way.

d. All trees in the public right-of-way shall be provided per the current Urban 
Forestry Division standards.

20. Increased Noise Levels (Demolition, Grading, and Construction Activities).

Construction and demolition shall be restricted to the hours of 7:00 am to 6:00 
pm Monday through Friday, and 8:00 am to 6:00 pm on Saturday.

a.

Demolition and construction activities shall be scheduled so as to avoid operating 
several pieces of equipment simultaneously, which causes high noise levels.

b.

The project contractor shall use power construction equipment with state-of-the- 
art noise shielding and muffling devices.

c.

The construction contractor shall use on-site electrical sources or solar 
generators to power equipment rather than diesel generators where feasible.

d.

21. Public Services (Fire).

The following recommendations of the Fire Department relative to fire safety shall be 
incorporated into the building plans, which includes the submittal of a plot plan for 
approval by the Fire Department either prior to the recordation of a final map or the 
approval of a building permit. The plot plan shall include the following minimum 
design features: fire lanes, where required, shall be a minimum of 20 feet in width; all 
structures must be within 300 feet of an approved fire hydrant, and entrances to any 
dwelling unit or guest room shall not be more than 150 feet in distance in horizontal 
travel from the edge of the roadway of an improved street or approved fire lane.

22. Public Services (Police - Demolition/Construction Sites).

Temporary construction fencing shall be placed along the periphery of the active 
construction areas to screen as much of the construction activity from view at the 
local street level and to keep unpermitted persons from entering the construction 
area.

23. Transportation (Haul Route).

The developer shall install appropriate traffic signs around the site to ensure 
pedestrian and vehicle safety.

a.

The applicant shall be limited to no more than two trucks at any given time within 
the site’s staging area.
There shall be no staging of hauling trucks on any streets adjacent to the project, 
unless specifically approved as a condition of an approved haul route.

b.

c.

No hauling shall be done before 9 a.m. or after 3 p.m.d.

Trucks shall be spaced so as to discourage a convoy effect.e.
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On substandard hillside streets, only one hauling truck shall be allowed on the 
street at any time.

f.

A minimum of two flag persons are required. One flag person is required at the 
entrance to the project site and one flag person at the next intersection along the 
haul route.

9-

Truck crossing signs are required within 300 feet of the exit of the project site in 
each direction.

h.

The owner or contractor shall keep the construction area sufficiently dampened 
to control dust caused by grading and hauling, and at all times shall provide 
reasonable control of dust caused by wind.

i.

Loads shall be secured by trimming and watering or may be covered to prevent 
the spilling or blowing of the earth material.

J-

Trucks and loads are to be cleaned at the export site to prevent blowing dirt and 
spilling of loose earth.

k.

I. No person shall perform grading within areas designated "hillside" unless a copy 
of the permit is in the possession of a responsible person and available at the 
site for display upon request.

A log documenting the dates of hauling and the number of trips (i.e. trucks) per 
day shall be available on the job site at all times.

m.

The applicant shall identify a construction manager and provide a telephone 
number for any inquiries or complaints from residents regarding construction 
activities. The telephone number shall be posted at the site readily visible to any 
interested party during site preparation, grading and construction.

n.

24. Safety Hazards.

a. The developer shall install appropriate traffic signs around the site to ensure 
pedestrian, bicycle, and vehicle safety.

b. The applicant shall submit a parking and driveway plan that incorporates design 
features that reduce accidents, to the Bureau of Engineering and the Department 
of Transportation for approval.

25. Inadequate Emergency Access.

The applicant shall submit a parking and driveway plan to the Bureau of Engineering 
and the Department of Transportation for approval that provides code-required 
emergency access.

26. Transportation/Traffic.

a. Applicant shall plan construction and construction staging as to maintain 
pedestrian access on adjacent sidewalks throughout all construction phases. 
This requires the applicant to maintain adequate and safe pedestrian protection,
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including physical separation (including utilization of barriers such as K-Rails or 
scaffolding, etc.) from work space and vehicular traffic and overhead protection, 
due to sidewalk closure or blockage, at all times.

Temporary pedestrian facilities should be adjacent to the project site and provide 
safe, accessible routes that replicate as nearly as practical the most desirable 
characteristics of the existing facility.

b.

Covered walkways shall be provided where pedestrians are exposed to potential 
injury from falling objects.

c.

Applicant shall keep sidewalk open during construction until only when it is 
absolutely required to close or block sidewalk for construction staging. Sidewalk 
shall be reopened as soon as reasonably feasible taking construction and 
construction staging into account.

d.

27. Effects on Human Beings.

The project has potential environmental effects which cause substantial adverse 
effects on human beings, either directly or indirectly. However, these potential 
impacts will be mitigated to a less than significant level through compliance with the 
above mitigation measures.

Administrative Conditions

28. Final Plans. Prior to the issuance of any building permits for the project by the Department 
of Building and Safety, the applicant shall submit all final construction plans that are awaiting 
issuance of a building permit by the Department of Building and Safety for final review and 
approval by the Department of City Planning. All plans that are awaiting issuance of a 
building permit by the Department of Building and Safety shall be stamped by Department of 
City Planning staff “Final Plans”. A copy of the Final Plans, supplied by the applicant, shall 
be retained in the subject case file.

29. Notations on Plans. Plans submitted to the Department of Building and Safety, for the 
purpose of processing a building permit application shall include all of the Conditions of 
Approval herein attached as a cover sheet, and shall include any modifications or notations 
required herein.

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

31. Code Compliance. Use, area, height, and yard regulations of the zone classification of the 
subject property shall be complied with, except where granted conditions differ herein.

32. Department of Building and Safety. The granting of this determination by the Director of 
Planning does not in any way indicate full compliance with applicable provisions of the Los 
Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or modifications to 
plans made subsequent to this determination by a Department of Building and Safety Plan 
Check Engineer that affect any part of the exterior design or appearance of the project as 
approved by the Director, and which are deemed necessary by the Department of Building
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and Safety for Building Code compliance, shall require a referral of the revised plans back to 
the Department of City Planning for additional review and sign-off prior to the issuance of 
any permit in connection with those plans.

33. Enforcement. Compliance with these conditions and the intent of these conditions shall be 
to the satisfaction of the Department of City Planning.

34. Expiration. In the event that this grant is not utilized within three years of its effective date 
(the day following the last day that an appeal may be filed), the grant shall be considered 
null and void. Issuance of a building permit, and the initiation of, and diligent continuation of, 
construction activity shall constitute utilization for the purposes of this grant.

35. Indemnification and Reimbursement of Litigation Costs.

Applicant shall do all of the following:

Defend, indemnify and hold harmless the City from any and all actions against 
the City relating to or arising out of, in whole or in part, 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.
Reimburse the City for any and all costs incurred in defense of an action related 
to or arising out of, in whole or in part, 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.
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 $50,000. 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 (ii).
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 (ii).
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.

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

(i)

(ii)

(iii)

(iv)
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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 includes 
actions, as defined herein, alleging failure to comply with any federal, state or 
local law.

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.
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Project Background

The project includes the construction of a seven-story mixed-use building containing 
approximately 98,000 square feet of floor area, including 29,000 square feet of museum space 
and 103 residential units, on a 26,257 square-foot site spread across four lots zoned C2-2 with 
a Regional Center Commercial General Plan Land Use Designation. The applicant proposes to 
set aside 11 percent, or 12 units, of the 103 units for habitation by Very Low Income Household 
occupancy as part of a ministerial density bonus. The building will have a maximum height of 
100 feet, measured from grade to the highest point of the roof structure. The project will provide 
a minimum of 144 automobile parking spaces, which includes 44 residential parking spaces, 43 
museum parking spaces, and 57 parking spaces to replace existing public parking spaces 
currently on the project site, all in a three-level subterranean parking garage. The project will 
provide a minimum of 182 bicycle parking spaces. The residential portion of the new building 
will provide a minimum of 10,300 square feet of open space, including outdoor terraces, private 
balconies, and interior common open space. The development of the project requires an export 
of approximately 36,100 cubic yards of earth material.

The project site is located within the following: Los Angeles State Enterprise Zone (ZI-2374), 
Wilshire Center/Koreatown Redevelopment Project (ZI-1940), Transit Priority Area in the City of 
Los Angeles (ZI-2452), MTA Project (ZI-1117). Furthermore, the project site is across the street 
from the Young Oak Kim Academy, a middle school, within the Los Angeles Unified School 
District.

FINDINGS

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

1.

The proposed project is in substantial conformance with the purposes, intent and 
provisions of the General Plan and the Wilshire Community Plan. The site is not located 
within a Specific Plan Area.

The General Plan designates the subject site as Regional Center Commercial and 
corresponds to the C2-2 Zone. The General Plan Framework describes a Regional 
Center as containing uses such as residential and cultural facilities with floor area ratios 
from 1.5:1 to 6.0:1. The project proposes a 7-story mixed-income, mixed-use 
development, which includes a museum on the ground floor level. Overall the project 
proposes 98,000 square feet of floor area, which is well below the maximum allowable 
6.0:1 FAR limit for Height District 2. The project is proposing a 3.7:1 FAR. The 
designation as a Regional Center permits 200 square feet of lot area per dwelling unit 
pursuant to LAMC Section 12.22.18.A{a). The subject site is 26,257 square feet. The 
maximum density for the site is 132 units, however, the Applicant is proposing 103 units. 
The net gain of 103 units and the addition of a neighborhood serving cultural facility such 
as the Korean American National Museum aligns with the goals and objectives of the 
General Plan Framework.

The General Plan Framework notes that Regional Centers are usually major transportation 
hubs. The project area lies within a major transportation hub as it is approximately 1,000 
feet from the Metro Red and Purple Line WilshireA/ermont Station and is proximate to 
several Metro Rapid, local and regional transit lines along Wilshire Boulevard and Vermont 
Avenue. The subject site has 165 feet of frontage along Vermont Boulevard and is 
approximately 500 feet north of Wilshire Boulevard.
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The proposed project is consistent with the following General Plan Framework Policies:

3.1.1: Identify areas on the Long-Range Land Use Diagram and in the community 
plans 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.

3.2.1: Provide a pattern of development consisting of distinct districts, centers, 
boulevards, and neighborhoods that are differentiated by their functional role, scale, 
and character. This shall be accomplished by considering factors such as the existing 
concentrations of use, community-oriented activity centers that currently or potentially 
service adjacent neighborhoods, and existing or potential public transit corridors and 
stations.

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 disticts, centers, and mixed-use boulevards, in accordance with the 
Framework Long-Range Land Use Diagram (Figure 3-1 and 3-2).

The project supports the needs of existing and future residents by providing 103 dwelling 
units, 12 or 11 percent, of which will be set aside for Very Low Income Household 
occupancy. The new residents will be located within a transportation hub that will offer 
easy access to numerous transit options to the employment center of downtown Los 
Angeles as well other areas of the City. The cultural facility to be located in the project’s 
commercial/institutional portion will serve the neighborhood’s cultural/institutional needs.

The Wilshire Community Plan identifies the following objectives and policies which are 
consistent with the proposed project:

Provide for the preservation of existing quality housing, and for theObjective 1-1:
development of new housing to meet the diverse economic and physical needs of the 
existing residents and expected new residents in the Wilshire Community Plan Area to the 
year 2010.

Policy 1-1.3: Provide for adequate Multiple Family residential development.

Provide for housing along mixed-use boulevards wherePolicy 1-1.4: 
appropriate.

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 route stops.

Policy 1-2.1: Encourage higher density residential uses near major public 
transportation centers.

Policy 1.4-3: Encourage multiple family residential and mixed use development 
in commercial zones.
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As previously discussed, the proposed project will add 103 net new dwelling units. Both 
the General Plan and the Wilshire Community Plan identify Vermont Boulevard as a 
mixed-use boulevard. Mixed-use development is encouraged along these boulevards 
integrating cohesive commercial development with housing. The project conforms to the 
Wilshire Community Plan’s desire to develop higher density residential near major public 
transportation as Metro Red and Purple Lines Rail Stations are approximately 1,000 feet 
away. Metro Rapid Bus 720 runs east-west along Wilshire Boulevard, which is 
approximately 500 feet from the project site. Moreover, Metro Rapid Bus 754 runs north- 
south along Vermont Boulevard. The numerous transit options will reduce vehicular trips 
which is consistent with Objective 1-2 of the Wilshire Community Plan.

As proposed, the project will provide 182 bicycle parking spaces consistent with the 
Mobility Plan policy 3.8 which states the following, “Provide bicyclists with convenient, 
secure and well-maintained bicycle parking facilities.” The Applicant is providing bicycle 
parking pursuant to LAMC Section 12.21.A.16(1) and (2). As shown in “Exhibit A” long 
term bicycle parking is to be located on the P1 level while short term bicycle parking will be 
located along Vermont Avenue.

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.

2.

Height
The proposed project is 100 feet in height measured from grade, with six residential 
stories. The museum space will occupy the first floor at grade, over three levels of 
subterranean parking. Height District 2 has no height limit for properties located in the C2 
Zone and a maximum 6.0:1 FAR is allowed. Therefore, the project is within the allowable 
maximum height for the subject zone.

Bulk/Massina
The building frontage along Vermont Avenue extends across four lots measuring 165 feet 
in length. The building also fronts along 6th Street for a length of 130 feet. The project's 
design will reduce bulk by occupying the entire project site for only the first three levels, 
while levels four through seven are set back in an L-shape along the southern and western 
boundaries. Setting back levels four through seven will visually set apart the museum 
allowing the museum to be the focal point of the project while reducing the building’s bulk 
and massing. The ground floor museum space will provide a direct interface with the 
street frontage along Vermont Avenue and 6,h Street activating the streets with pedestrian 
activity.

Building Materials
An ornamental metal screen will be featured on the building’s second and third floor 
fagade. The primary components of the exterior fagade will consist of smooth troweled 
cement plaster, with metal paneling along the museum’s entrance. Exposed concrete 
columns will also demarcate the museum’s entry. Windows are integrated into all four 
fagades of the project.

Entrances
The residential entrance and museum entrance are both located on the ground floor along 
Vermont Avenue. The entrance to the museum is clearly visible and located underneath
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the ornamental metal screening that envelopes the second and third floor. Exposed 
concrete columns also accentuate the museum entrance, as well as drought tolerant 
planting and decorative recessed lighting. The residential entrance is located at the south 
eastern corner of the building along Vermont Boulevard. Formed aluminum paneling as 
well as a two-foot landscaped buffer detail the residential entrance. Vehicular entry will be 
accessible via a 20-foot wide alley located along the western property line and must 
comply with LAMC Section 12.21.A.5. The proposed project will remove a 37-foot wide 
drive way along Vermont Avenue thereby improving the pedestrian experience along the 
sidewalk.

Setbacks
The proposed project includes a 19-foot rear yard setback along the southerly property 
line, as shown in “Exhibit A”. No other setbacks are proposed pursuant to LAMC Section 
12.22.A. 18(c) which permits no yard requirements to apply to residential portions of mixed 
use buildings, if such portions are used exclusively for residential uses, abut a street, 
private street or alley, and the first floor of such buildings at ground level is used for 
commercial uses or for access to the residential portions of such buildings.

Off-Street Parking Facilities and Loading Areas
The project will provide 144 automobile parking spaces: 43 spaces for commercial uses, 
44 spaces for residential uses, and 57 spaces that are being replaced from the existing 
metered public parking lot currently on-site located in a three-level subterranean parking 
garage.

Compliance with the vehicle parking requirements for residential and commercial uses 
would require 109 spaces. However, pursuant to AB 744, the Bicycle Parking Ordinance, 
and the development’s proximity to a fixed rail station, pursuant to LAMC Section 
12.21A.4, the project is permitted to reduce its required parking. The project will be 
providing 182 bicycle parking spaces (169 long-term spaces and 13 short-term spaces). 
Parking will be provided in full conformance with Code requirements for residential and 
commercial uses. The ground level floor plan includes a 600 square-foot loading area 
accessible via the alley.

The public parking that is being replaced will be made accessible for general public use.

Lighting
Lighting is designed to be in conformance with all applicable Building Codes.

Landscaping
Four street trees, decorative gravel and mulch, a 4-foot wide landscaped parkway in the 
public-right-of-way and a 2-foot wide landscaped buffer between the building line and the 
sidewalk are proposed to create a pedestrian-friendly ground floor. 26 trees are proposed 
for the open space landscaping of the development. Terraces on the second and third 
floor will incorporate trees, decorative planting pots, and drought-tolerant plants.

Trash Collection
The trash and recycling area is located on the ground level adjacent to the loading area 
not visible from public view.
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3. The residential project provides recreational and service amenities to improve 
habitability for its residents and minimize impacts on neighboring properties.

The project incorporates 10,300 square feet of open space for residential uses which is 
consistent with LAMC Section 12.21.G.2. 1,075 square feet of interior common open 
space is comprised of a fitness room and recreation room located on the third floor. A 
4,573 square-foot terrace is also located on the third floor which will provide residents with 
a BBQ space adorned with shade providing trees. The second floor terrace along the 
southern property line measuring 1,902 square feet will also provide a BBQ space with 
landscaped grounds, a decorative tile wall and a water feature. 55 units will have access 
to private balconies which will account for 2,750 square feet of open space.

4. Environmental Finding

A Mitigated Negative Declaration, ENV-2015-540-MND, 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, with imposition of the mitigation measures 
described in the MND (and incorporated into the Conditions of Approval herein), 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.
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OBSERVANCE OF CONDITIONS - TIME LIMIT - LAPSE OF PRIVILEGES

All terms and conditions of the Director’s Determination shall be fulfilled before the use may be 
established. The instant authorization is further conditioned upon the privileges being utilized 
within three years after the effective date of this determination and, if such privileges are not 
utilized, building permits are not issued, or substantial physical construction work is not begun 
within said time and carried on diligently so that building permits do not lapse, the authorization 
shall terminate and become void.

TRANSFERABILITY

This determination runs with the land. In the event the property is to be sold, leased, rented or 
occupied by any person or corporation other than yourself, it is incumbent that you advise them 
regarding the conditions of this grant. If any portion of this approval is utilized, then all other 
conditions and requirements set forth herein become immediately operative and must be strictly 
observed.

VIOLATIONS OF THESE CONDITIONS, A MISDEMEANOR

The applicant's attention is called to the fact that this grant is not a permit or license and that 
any permits and licenses required by law must be obtained from the proper public agency. 
Furthermore, if any condition of this grant is violated or not complied with, then the applicant or 
his successor in interest may be prosecuted for violating these conditions the same as for any 
violation of the requirements contained in the Municipal Code, or the approval may be revoked.

Section 11.00 of the LAMC states in part (m): “It shall be unlawful for any person to violate any 
provision or fail to comply with any of the requirements of this Code. Any person violating any 
of the provisions or failing to comply with any of the mandatory requirements of this Code shall 
be guilty of a misdemeanor unless that violation or failure is declared in that section to be an 
infraction. An infraction shall be tried and be punishable as provided in Section 19.6 of the 
Penal Code and the provisions of this section. Any violation of this Code that is designated as a 
misdemeanor may be charged by the City Attorney as either a misdemeanor or an infraction.

Every violation of this determination is punishable as a misdemeanor unless provision is 
otherwise made, and shall be punishable by a fine of not more than $1,000 or by imprisonment 
in the County Jail for a period of not more than six months, or by both a fine and imprisonment."

APPEAL PERIOD - EFFECTIVE DATE

The Determination in this matter will become effective and final fifteen (15) days after the 
date of mailing of the Notice of Director’s Determination unless an appeal there from is filed 
with the City Planning Department. It is strongly advised that appeals be filed early during the 
appeal period and in person so that imperfections/incompleteness may be corrected before the 
appeal period expires. Any appeal must be filed on the prescribed forms, accompanied by the 
required fee, a copy of this Determination, and received and receipted at a public office of the 
Department of City Planning on or before the above date or the appeal will not be accepted. 
Forms are available on-line at http://planninq.lacitv.org.
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Planning Department public offices are located at:

Downtown Office 
Figueroa Plaza
201 North Figueroa Street, 4th Floor 
Los Angeles, CA 90012 
(213) 482-7077

Valley Office
Marvin Braude Constituent Service Center 
6262 Van Nuys Boulevard, Suite 251 
Van Nuys, CA 91401 
(818) 374-5050

West Los Angeles 
Development Services Center 
1828 Sawtelle Boulevard, 2nd Floor 
Los Angeles, CA 90025 
(310) 231-2901

Verification of condition compliance with building plans and/or building permit applications are 
done at the Development Services Center of the Department of City Planning at either Figueroa 
Plaza in Downtown Los Angeles, the Marvin Braude Building in the Valley, or the West Los 
Angeles Development Services Center. In order to assure that you receive service with a 
minimum amount of waiting, applicants are encouraged to schedule an appointment with the 
Development Services Center either by calling (213) 482-7077, (618) 374-5050, (310) 231-2598 
or through the Department of City Planning website at http://Dlannina.lacitv.org. The applicant is 
further advised to notify any consultant representing you of this requirement as well.

The time in which a party may seek judicial review of this determination is governed by 
California Code of Civil Procedures Section 1094.6. Under that provision, a petitioner may seek 
judicial review of any decision of the City pursuant to California Code of Civil Procedure Section 
1094.5, only if the petition for writ of mandate pursuant to that section is filed no later than the 
90th day following the date on which the City’s decision becomes final.

VINCENT P. BERTONI, AICP 
Director of Planning

Reviewed by:Approved by:

Kinskia Gardner, AlCP, City PlannerJaSeKhoi, AICP, enior City Planner

Prepared by:

Ruben Vasquez, Planning Assistant
ruben.c.vasquez@lacity.org
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