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FINDINGS

General Plan/Charter Findings

General Plan Land Use Designation.1.

The subject property is located generally at 2516 South Grand Avenue within the 
Southeast Los Angeles Community Plan, which was last revised by the City Council on 
March 22, 2000. The Plan Map designates the project site for Limited Manufacturing land 
uses with the following corresponding zones: CM, MR1, and M1. The site is presently 
zoned M1-2 and is thus consistent with the land use designation.

The project site is an irregularly shaped site comprised of five parcels, with approximately 
88,751 (2.01 acres) of lot area. The site is located is bounded by 25th Street on the north, 
Grand Avenue on the west and Adams Boulevard on the south. The site has 
approximately 329 feet of frontage along the eastern side of Grand Avenue, approximately 
200 feet of contiguous frontage along the southern side of 25th Street, and 317 feet of 
frontage along the northern side of Adams Boulevard. The project is currently developed 
with surface parking and four single-story commercial and industrial structures constructed 
between the years 1912 to 1971.

As proposed, the Plan Amendment would re-designate the project site from Limited 
Manufacturing to Community Commercial, which lists the following corresponding zones: 
CR, C2, C4, and RAS3. Additionally, the amendment would exempt the site from Height 
District 1 and allow for a zone with Height District 2. The requested zone and height district 
change to (T)(Q)C2-2-D for the project site would be consistent with the adoption of the 
recommended plan amendment and would be in substantial conformance with the 
purpose, intent, and provisions of the General Plan as it is reflected within the Southeast 
Los Angeles Community Plan.

General Plan Text. The Southeast Los Angeles Community Plan text includes the 
following relevant provision:

2.

Goal 1: A safe, secure, and high quality residential environment for all economic, age, and 
ethnic segments of the community.

Objective 1-2, To locate new housing in a manner which reduces vehicular trips and 
makes it accessible to services and facilities;

Policy 1-2.1, Locate higher residential densities near commercial centers, light 
mass transit stations, and major bus routes where public service facilities, utilities, 
and topography will accommodate this development.

Policy 1-2.2, Locate senior citizen housing and mixed income housing, when 
feasible, near commercial centers and transit and public service facilities;

Goal 2: A strong and competitive commercial sector which best serves the needs of the 
community through maximum efficiency and accessibility while preserving the historic 
commercial and cultural character of the district.

Objective 2-1: To conserve and strengthen viable commercial development.
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Policy 2-1.3: Commercial areas should be consolidated and deepened to stimulate 
existing businesses, create opportunities for new development and off-street parking, 
expand the variety of goods and services, and improve shopping convenience as well as 
offer local employment.

The recommended General Plan Amendment to amend Footnote 1 of the Southeast Los 
Angeles Community Plan to specifically exclude the project site from the Height District 1 
(1.5:1 Floor Area Ratio) limitation and permit a land use designation change from Limited 
Manufacturing to Community Commercial does comply with the relevant goals, objectives 
and policies of the Southeast Community Plan in that the recommended amendment does 
reflect the land use patterns, trends and uses in the immediate area. Additionally, the 
proposed project would provide additional housing opportunities at an appropriate density 
and sited within easy walking distance of rail transit stations, within close proximity to 
major educational and health facilities and proximate to major bus routes to meet the 
Community Plan's needs. The General Plan Amendment would permit the Community 
Commercial land use designation corresponding to the C2 and other commercial zones. 
The proposed Vesting Zone Change to C2-2D would facilitate the replacement of the 
underutilized industrially-zoned site and surface parking and allow for the construction of a 
new mixed-use development that would activate the sidewalks with more pedestrian 
activity. The incorporation of affordable housing units will ensure that the development will 
provide new housing opportunities and choices for any income, age, or ethnic background. 
As such, the proposal is consistent with Objective 1-2 and Policies 1.22. The resulting 
improvements on the project site, including enhanced sidewalks, would provide better 
connectivity to the nearby transit stations and bus stops and would improve safety for 
pedestrians.

The Framework Element for the General Plan (Framework3. Framework Element.
Element) was adopted by the City of Los Angeles in December 1996 and re-adopted in 
August 2001. The Framework Element provides guidance regarding policy issues for the 
entire City of Los Angeles, including the project site. The Framework Element also sets 
forth a Citywide comprehensive long-range growth strategy and defines Citywide polices 
regarding such issues as land use, housing, urban form, neighborhood design, open 
space, economic development, transportation, infrastructure, and public services. The 
Framework Element includes the following goals, objectives and policies relevant to the 
instant request:

GOAL 3A: A physically balanced distribution of land uses that contributes towards and 
facilitates the City's long-term fiscal and economic viability; revitalization of economically 
depressed areas, preservation of existing residential neighborhoods, equitable distribution 
of public resources, conservation of natural resources, provision of adequate infrastructure 
and public services, reduction of traffic congestion and improvement of air quality, 
enhancement of recreation and open space opportunities, assurance of environmental 
justice and a healthful living environment, and achievement of the vision for a more livable 
city.

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

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

The proposed mixed-use development, with ground floor retail/restaurant space and 296 
residential units including 11 % Very Low Income household units, revitalizes a two-acre 
property that is currently underutilized with aging retail/commercial and vacant warehouse- 
type buildings along with surface parking areas, thereby contributing to the City's long
term fiscal and economic viability. Traffic congestion would be reduced by residents 
having easy access to multiple transit options, including two Metro Rail Line stations within 
the % mile radius and several Metro Bus lines, and as a result of less vehicle miles 
traveled, air quality would be improved and a healthful living environment would be 
created. Reduced traffic congestion, improved air quality, and a healthful living 
environment are created by a residential portion of the mixed-used project where access 
to jobs in downtown Los Angeles is as readily available as the access to many transit 
options. Revitalization of the existing economically depressed area would be achieved with 
the introduction of new retail/restaurant opportunities to serve the neighborhood.

A more livable city would be attained by adding more residents to an area that already has 
a resident population with the nearby Lorenzo project to the west, three two-story 
apartment buildings immediately to the north across 25th Street, a two-story apartment 
complex immediately adjacent to the project site to the east along Adams Boulevard, and 
the Grace Apartment Hotel project located to the south across Adams Boulevard.

The proposed General Plan Amendment to change the land use designation in the 
Southeast Los Angeles Community Plan from Limited Manufacturing to Community 
Commercial would be consistent with the existing commercial and residential landscape of 
the surrounding neighborhood as well as with proposed changes to the Community Plan. 
The proposed Vesting Zone Change from M1 to C2, which would be consistent with the 
requested Community Commercial land use designation of the General Plan applied to the 
subject property, would facilitate the new mixed-use project that would be appropriately 
located in the Community Commercial area.

The project's surrounding neighborhood is evolving with a greater mixture of commercial 
and residential uses. The General Plan Amendment to change the land use designation in 
the Southeast Los Angeles Community Plan from Limited Manufacturing to Community 
Commercial would be consistent with the existing pattern of development in the 
surrounding area, which consists of many commercial and residential uses and limited 
light industrial uses.

As proposed, the project would not only provide new and improved housing for mixed- 
incomes, but would provide amenities that would improve the quality of life for existing and 
future residents, consistent with the aforementioned goals and objectives.

4. Housing Element. The Housing Element of the General Plan will be implemented by the 
recommended action herein. The Housing Element is the City’s blueprint for meeting 
housing and growth challenges. It identifies the City’s housing conditions and needs, 
reiterates goals, objectives, and policies that are the foundation of the City’s housing and 
growth strategy, and provides the array of programs the City has committed to implement to 
create sustainable, mixed-income neighborhoods across the City. The Housing Element 
contains the following goals and objectives:

GOAL 1: Housing Production and Preservation.
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Objective 1.1: Produce an adequate supply of rental and ownership housing in order to 
meet current and projected needs.

Policy 1.1.2: Expand affordable rental housing for all income groups that need 
assistance.

Policy 1.1.3: Facilitate new construction and preservation of a range of different 
housing types that address the particular needs of the city’s households.

Policy 1.1.4: Expand opportunities for residential development, particularly in 
designated Centers, Transit Oriented Districts and along Mixed-Use Boulevards.

The proposed development is a mixed-income project with a total of 296 residential units 
that include 25 units set aside for very low income households that would offer a mix of 
studio and one and two-bedroom units. The Housing Element encourages new 
construction of a range of different housing types that address the needs of the City's 
households. The proposed project would include housing types ranging from studio to two- 
bedroom units, in order to address these needs. The project would locate the 296 
residential units within the proposed Transit Oriented District of the proposed Southeast 
Los Angeles Community Plan Implementation Overlay District (CPIO), as described in the 
June 2017 draft of the document approved by the City Planning Commission. The project 
site is located within less than one-half mile of two Metro Rail stations that connect to 
downtown Los Angeles, in addition to having close proximity to a Metro Rapid Bus Line on 
Grand Avenue and several Metro Local Bus lines.

GOAL 2: Safe, Livable, and Sustainable Neighborhoods.

Objective 2.1: Promote safety and health within neighborhoods.

Objective 2.2: Promote sustainable neighborhoods that have mixed-income housing, 
jobs, amenities, services, and transit.

Policy 2.2.3: Promote and facilitate a jobs/housing balance at a citywide level.

Objective 2.4: Promote livable neighborhoods with a mix of housing types, quality 
design and a scale and character that respects unique residential neighborhoods in 
the City.

Policy 2.4.2: Develop and implement design standards that promote quality 
residential development.

The project would increase safety in the area by providing more natural surveillance 
and eyes on the street consistent with the goal of providing a safe, livable and 
sustainable neighborhood. The Southeast Los Angeles Community Plan's residential 
land use policies include Goal 1, which seeks "a safe, secure, and high quality 
residential environment for all economic, age, and ethnic segments of the community." 
The ground floor uses would further activate the streets, while the residential 
apartments, including the affordable units, would have views of the streets and 
surrounding neighborhoods and activate the project during all hours of the day, 
thereby creating a safer environment. The design of the complex employs character
defining features to reflect a consistent architectural style, including unobstructed 
building entrances and architectural variations achieved by different style languages 
clashing to break up the massing as well as building corners with the floating box 
effect. By locating this mixed-use project with higher residential density near mass 
transit stations, the Project would promote and facilitate a jobs/housing balance by
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providing residential units easily accessible by mass transit to the jobs-rich 
environment of downtown Los Angeles. The project would promote a livable 
neighborhood with a mix of housing types, including the affordable units, in a project 
with quality design. The Project would have the mixed-income housing that promotes a 
sustainable neighborhood with transit and services.

The Mobility Element. The Mobility Element of the General Plan (Mobility Plan 2035) is 
likely to be affected by the recommended action herein through the imposition of street 
dedications and improvements surrounding the project site. The project proposes to merge 
five parcels and excess public right-of-way along Grand Avenue and Adams Boulevard 
into one lot for the development of a 296 unit residential building with 5,000 square-feet of 
ground floor commercial uses in conjunction with the proposed general plan amendment, 
zone change, density bonus request and site plan review. The project would be required to 
comply with dedication, merger, and improvement requirements along Grand Avenue and 
Adams Boulevard. Dedications and improvements have been imposed under the (T) 
Tentative Classification conditions contained within this staff report.

5.

The Mobility Element contains the following policies:

Policy 1.2. Implement a balanced transportation system on all streets, tunnels, and 
bridges using complete streets principles to ensure the safety and mobility of all users.

Policy 2.6. Provide safe, convenient, and comfortable local and regional bicycling 
facilities for people of all types and abilities.

Policy 3.3: Promote equitable land use decisions that result in fewer vehicle trips by 
providing greater proximity and access to jobs, destinations, and other neighborhood 
services.

Policy 3.8. Provide bicyclists with convenient, secure and well-maintained bicycle 
parking facilities.

Policy 5.4: Continue to encourage the adoption of low and zero emission fuel sources, 
new mobility technologies, and supporting infrastructure.

The project site is located approximately 800 feet from the Los Angeles Trade Tech 
College (LATTC)/Ortho Institute Metro Rail Expo Line Station on Flower Street near 23rd 
Street and approximately 2,500 feet from the Metro Rail Blue Line Rail Station at 
Grand/LATTC on Washington Boulevard west of Grand Avenue. Both Metro Rail Lines 
connect to several Metro Rail lines in downtown Los Angeles, including the Metro Rail 
Purple Line and Metro Rail Red Line at the 7th Street/Metro Center. The Project Site is 
also in close proximity to several bus lines including Metro Rapid Bus Line 603, Metro 
Local Bus Line 38, Metro Local Bus Line 37; and Metro Local Bus Lines 55/355. The 
Project Site is also adjacent to the DASH King-East bus service at Grand Avenue and 
Adams Boulevard, which provides access to the LATTC/Ortho Institute Metro Rail Expo 
Line station and the San Pedro Metro Blue Line station.

Additionally, the project provides 332 bicycle parking spaces consisting of 299 long-term 
spaces and 33 short-term spaces. As proposed and conditioned herein, a minimum of 20 
percent (20%) of the 341 parking spaces will be capable of supporting future electric 
vehicle supply equipment (EVSE) and 5 percent will be equipped with EV chargers to 
immediately accommodate electric vehicles within the parking areas.
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The Sewerage Facilities Element of the General Plan will not be affected by the 
recommended action. While the sewer system might be able to accommodate the total 
flows for the proposed project, further detailed gauging and evaluation may be needed as 
part of the permit process to identify a specific sewer connection point. If the public sewer 
has insufficient capacity then the developer will be required to build sewer lines to a point 
in the sewer system with sufficient capacity. A final approval for sewer capacity and 
connection permit will be made at that time. Ultimately, this sewage flow will be conveyed 
to the Hyperion Treatment Plant, which has sufficient capacity for the project.

6.

City Charter Sections 555. The General Plan may be amended in its entirety, by subject 
elements or parts of subject elements, or by geographic areas, provided that the part or 
area involved has significant social, economic or physical identity.

7.

Amendment in Whole or in Part. The General Plan Amendment before the City 
Planning Commission represents an amendment in part to the Southeast Los 
Angeles Community Plan, signifying a change to the physical identity of the project 
site. The project site has an existing land use designation of Limited Manufacturing. 
Additionally, the Community Plan limits all parcels to Height District 1 as described in 
Footnote 1. The proposed Plan Amendment would change the land use designation 
from Limited Manufacturing to Community Commercial and exempt the site from the 
provisions of Footnote 1. The concurrent zone change would change the zoning of 
the site from M1-2 to C2-2. The proposed project consists of 296 residential units 
and 5,000 square feet of ground floor commercial uses.

The project site is located within a highly urbanized area with a mix of land uses, 
including commercial, residential, industrial, and public facilities. Immediately to the 
north (across 25th Street) is a one story warehouse building and two and three story 
apartment buildings. Immediately east of the project site are a two-story residential 
building and one-story commercial buildings fronting on Hill Street. Immediately west 
(across Grand Avenue) is a surface parking lot that serves the Orthopedic Hospital 
Medical Magnet High School. Further west, is the Lorenzo apartment complex, the 
Los Angeles Orthopedic Hospital and the I-110 Freeway. Immediately to the south 
(across Adams Boulevard), is a convenience store (7-Eleven), the five-story Grace 
Apartment Hotel, and a clothing store. To the southwest, is the six story Los Angeles 
County Department of Public Health Service Building at the southwest corner of 
Grand Avenue and Adams Boulevard.

The project site is located within a section of Southeast Los Angeles undergoing a 
transition from light industrial uses to a mixed-use community with commercial and 
residential uses. The Lorenzo project located less than a block west of the project 
site, was approved 2007 and consists of 919 residential units and 34,000 square feet 
of ground floor commercial uses. That project also involved general plan amendment 
to change of land use designation from Limited Manufacturing to Community 
Commercial. The project was also given an exemption from Footnote 1 and was re
zoned to C2-2. Furthermore, the draft Southeast Los Angeles Community Plan, 
adopted by the City Planning Commission in June 2017, recognizes the 
transformation of the area (including the project site). The project site is located 
within Subarea 45 which encompasses parcels along Grand Avenue from Adams 
Boulevard north to Los Angeles Trade Tech College. The draft plan proposes 
changing the land use designation for those parcels from Limited Manufacturing to 
Community Commercial and the zone from M1-2 to C2-2D-CPIO. The new zoning 
would allow for a maximum Floor Area Ratio of 4:1 and a height limit of eight stories.



CPC-2016-3312-GPA-VZC-DB-SPR F-7

As evidenced by the existing land use patterns and the new objectives and goals put 
forth by the draft Southeast Los Angeles Community plans, the recommended 
General Plan Amendment would comply with the relevant existing goals, objectives 
and policies of the Southeast Community Plan as well as future goals and objectives. 
The proposed project would provide additional housing opportunities at an 
appropriate density and sited within easy walking distance of rail transit stations, 
within close proximity to major educational and health facilities and proximate to 
major bus routes to meet the Community Plan's needs. The General Plan 
Amendment would permit the Community Commercial land use designation 
corresponding to the C2 and other commercial zones. The proposed Vesting Zone 
Change to C2-2D would facilitate the replacement of the underutilized industrially- 
zoned site and surface parking and allow for the construction of a new mixed-use 
development that would activate the sidewalks with more pedestrian activity. The 
incorporation of affordable housing units will ensure that the development will provide 
new housing opportunities and choices for any income, age, or ethnic background. 
Development of the proposed project will assist in Southeast Los Angeles’s ongoing 
evolution as a mixed-use community with commercial and residential development.

City Charter Finding 556. When approving any matter listed in Section 558, such as a 
legislative action amending a specific plan, the City Planning Commission and the Council 
shall make findings showing that the action is in substantial conformance with the 
purposes, intent and provisions of the General Plan. If the Council does not adopt the City 
Planning Commission’s findings and recommendations, the Council shall make its own 
findings.

8.

In adopting a General Plan Amendment to amend the Southeast Los Angeles 
Community Plan changing the land use designation of the project site from Limited 
Manufacturing to Community Commercial and exemption the site from Height District 
1, the City finds that based on the above facts the subject property is a part of the 
significant economic and physical identity expressed by the development, uses and 
land designations in the immediate area. Allowing the land use designation change 
would permit a zone change from M1-2 to C2-2 thus facilitating the development of a 
mixed-use development with a Floor Area Ratio above 1.5:1. The F.A.R. for the 
proposed project is 3.19:1 which is well below the permitted FAR of 6:1 allowed by 
Height District 2. The additional F.A.R. afforded would allow for the construction of a 
variety of unit sizes that will serve single tenants and families. The proposed land 
use designation change and corresponding zone change would permit a mixed-use 
development that appropriately locates needed residential density near several 
transit options that afford easy access to employment centers, creates new 
commercial uses for the neighborhood, promotes pedestrian activity in the general 
area and provides a community gathering point with new recreational amenities open 
to the residents.

City Charter Finding 558. The proposed Amendment to the Southeast Los Angeles 
Community Plan will be in conformance with public necessity, convenience, general 
welfare and good zoning practice.

9.

Public Necessity, Convenience and General Welfare

The project is in conformity with public necessity and convenience as the project will 
provide much needed new housing, including 25 Very Low Income household affordable 
units. Approval of the General Plan Amendment from Limited Manufacturing to Community 
Commercial and allowing a Height District 2 zoning for the site would facilitate the 
redevelopment of an unattractive, aging, and underutilized development site that is
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proximate to mass transit options and proposed to be designated as an area within a 
Transit-Oriented Development site as proposed in the draft Southeast Los Angeles CPIO. 
The proposed Vesting Zone Change would permit a mixed-use development that 
appropriately locates needed residential density near several transit options that afford 
easy access to employment centers, creates new commercial uses for the neighborhood, 
promotes pedestrian activity in the general area and provides a community gathering point 
with new recreational amenities open to the residents.

Objective 4.2 of the Framework Element of the General Plan states "Encourage the 
location of new multi-family housing development to occur in proximity to transit stations, 
along some transit corridors, and within some high activity areas with adequate transitions 
and buffers between higher-density developments and surrounding lower density 
residential neighborhoods”.

The land use chapter of the Framework Element also encourages development "...in 
proximity to rail and bus transportation corridors and stations.” Additionally, "it is intended 
that a considerable mix of uses be accommodated to provide population supported and 
enhance activity near the stations. This may encompass a range of retail commercial, 
offices, personal services, entertainment, restaurants, and housing that serve both transit 
users and local residents.” The highest development intensities are targeted generally 
"within one quarter mile of the transit stations.” Framework Element Transit Station Goal 
3K calls for "[t]ransit stations to function as a primary focal point of the City’s 
development.”

The project would meet the goals stated above. The project site is located approximately 
800 feet from the LATTC/Orthopedic Station of the Exposition Line. The General Plan 
Amendment would allow residential development to be located close to major transit along 
Flower Street and Grand Avenue and the commercial corridor of Figueroa Street. The 
proximity of these uses to the site would facilitate residents' interaction with the 
community, bringing more people onto the streets and providing more customers for local 
businesses. In addition to the proximity of uses, the commercial component fronts on 
Adams Boulevard and intends to activate more pedestrian activity. The project is also 
designed so that area residents would have easy access to on-site recreational amenities 
during regular business hours, resulting in a community gathering place that further 
activates pedestrian activity.

Good Planning Practices

As described above, the recommended land use designation change from Limited 
Manufacturing to Community Commercial would facilitate the development of the project 
site with multi-family housing with ground floor commercial uses.. The recommended 
general plan amendment and zone change would permit a maximum of 296 dwelling units, 
pursuant to LAMC Section 12.22-A,25, as oppose to no residential units permitted by the 
M1-2 Zone. The recommended land use designation and concurrent zone change to 
(T)(Q)C2-2D would be consistent with the proposed zoning contemplated by the draft 
Southeast Los Angeles Community Plan as approved by the City Planning Commission on 
June 22, 2017. The C2-2 Zone Change proposed for this site is consistent with the zoning 
to the west of the site (located in the same Community Commercial land use designation 
that is desired for the project site) which is currently developed with a large mixed use 
project consisting of apartment units and ground floor retail.

Based on the foregoing, the General Plan Amendment promotes good planning practices 
by allowing a mixed-use development that is consistent with the forthcoming new 
Southeast Los Angeles Community Plan and the requests are beneficial in terms of the
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public necessity, convenience, general welfare, and good planning practice, and are 
consistent with the General Plan.

11. Redevelopment Plan (Council District 9 Redevelopment Area)

Enacted on June 29, 2011, Assembly Bill 1x-26 (AB 26) revised provisions of the 
Community Redevelopment Law of the State of California, to dissolve all redevelopment 
agencies and community development agencies in existence and designate successor 
agencies, as defined, as successor entities. Among the revisions, the amendments to the 
law withdrew all authority to transact business or authorize powers previously granted 
under the Community Redevelopment Law (Section 34172.a.2), and vested successor 
agencies with all authority, rights, powers, duties and obligations previously vested with 
the former redevelopment agencies (Section 34172.b). To that end, the CRA/LA, a 
Designated Local Authority, the successor agency to the CRA, approved a Resolution, 
dated September 20, 2012, affecting the Adelante Eastside, Beach Street, Broadway 
Manchester, Bunker Hill, Central Business District, Council District 9 Corridors, Central 
Industrial, Chinatown, City Center, Crenshaw, Crenshaw/Slauson, Normandie, Exposition 
University Park (Hoover), Hollywood, LA Harbor/Wilmington, Little Tokyo, Pacific 
Corridors, Pico Union 1, Pico Union 2, Vermont/Manchester, Watts, Watts Corridors, 
Western/Slauson, Westlake, and Wilshire/Koreatown Redevelopment Project Areas, and 
which granted authority to the Chief Executive Officer or Designee to review and approve 
discretionary land use actions and variations to the Redevelopment Plans. Such land use 
approval would be executed administratively by the delegated officers through building 
permit sign-off, subject to review criteria, as well as the imposition of the applicable and 
appropriate conditions.

The project site is located within the boundaries of the Council District 9 Redevelopment 
Project Area. The applicant has consulted with the CRA/LA, and has preliminarily reported 
that the project does not conflict with the Council District 9 Redevelopment Plan. 
Nonetheless, approval from CRA/LA is required prior to issuance of any building permits 
associated with the proposed project.

Entitlement Findings

12. Vesting Zone Change Findings.

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

a.

The proposed Vesting Zone Change seeks to create consistency with the emerging 
land use pattern of an area already developed primarily with commercial and multi
family residential uses. The proposed C2 Zone would allow greater residential 
density that is necessary for a mixed-use project located proximate to several public 
transit options. The proposed Vesting Zone Change to d would allow for a residential 
density permitted by the R4 Zone, thereby allowing for a base density of 221 dwelling 
units. The Applicant proposes 11 % Very Low Income affordable units, thereby 
permitting a 35% density bonus that would yield up to 296 residential units. Multi
family residential developments already exist on M1 zoned parcels in the immediate 
vicinity, including a 5-story apartment hotel across Adams Boulevard, a 6-story high 
density mixed-use project located one block to the west (Lorenzo project), and a 
variety of dwelling units found in adjacent 2- and 3-story multi-family residential 
buildings to the east and north of the project site.
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The proposed Vesting Zone Change is in conformity with public necessity, 
convenience, general welfare and good zoning practice. The current updated draft of 
the Southeast Los Angeles Community Plan adopted by the City Planning 
Commission on June 22, 2017 includes policy language that proposes that conflicts 
between residential and industrial land uses need to be resolved. The Community 
Plan draft proposes a Community Commercial land use designation and C2-2D- 
CPIO zoning for the project site and surrounding properties.

The Vesting Zone Change would be consistent with the June 2017 draft of the 
Southeast Los Angeles Community Plan Implementation Overlay District (CPIO), 
which proposes that the project site be located within a Transit-Oriented 
Development (TOD) Subarea. This TOD would maximize the presence of fixed light 
rail transit and Metro Rapid bus lines within the community by providing increased 
housing and employment opportunities and encouraging quality retail and service 
amenities. The TOD Subarea would offer a range of development incentives for 
projects that include mixed-income housing, affordable housing and/or mixed use 
projects.

The project site is designated as "Subarea 45 and the TOD "High”. The incentives 
proposed for a mixed-income project, such as proposed by the Applicant, would 
allow for an R4 density for mixed-income projects with a maximum height of 8 stories 
and an FAR of 3.5:1. The project proposes a base density consistent with the R4 
Zone and a FAR of 3.19:1 within a seven-story building.

Public Necessity, Convenience, and General Welfare

As referenced above in the discussion of compatibility with the goals, objectives and 
policies of the Housing Element, the City of Los Angeles is facing a shortage of 
residential units in the Southeast Los Angeles Community Plan Area. By proposing 
296 dwelling units over ground floor commercial space and a parking podium, the 
project is proposing a modern development that would provide much needed new 
housing, including 25 Very Low Income household affordable units. Approval of the 
Vesting Zone Change to (T)(Q)C2-2D would facilitate the redevelopment of an 
unattractive, aging, and underutilized development site that is proximate to mass 
transit options and proposed to be designated as an area within a Transit-Oriented 
Development site as proposed in the draft Southeast Los Angeles CPIO. The 
proposed Vesting Zone Change would permit a mixed-use development that 
appropriately locates needed residential density near several transit options that 
afford easy access to employment centers, creates new commercial uses for the 
neighborhood, promotes pedestrian activity in the general area and provides a 
community gathering point with new recreational amenities open to the residents.

The General Plan Housing Element 2013-2021 affirms in its Executive Summary that 
the need to accommodate growth results in the need not only for more housing but a 
"broader array of housing types to meet evolving household types and sizes." The 
development of more housing requires a strategy to accommodate residential 
development in a sustainable way. The Housing Element estimates that the 
Southeast Los Angeles Community Plan has the capacity to accommodate 
approximately 8,405 dwelling units of the RHNA required units. The approval of the 
requested Vesting Zone Change would advance the City towards this goal by 
permitting the construction of 296 residential units, including 25 Very Low Income 
affordable units, in an area specifically contemplated by the City to help meet the 
City's housing shortage and comply with its RHNA requirement.
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The Vesting Zone Change would allow residential development to be located close 
to major transit along Flower Street and Grand Avenue and the commercial corridor 
of Figueroa Street. The proximity of these uses to the site would facilitate residents' 
interaction with the community, bringing more people onto the streets and providing 
more customers for local businesses. In addition to the proximity of uses, the 
commercial component fronts on Adams Boulevard and intends to activate more 
pedestrian activity. The project is also designed so that area residents would have 
easy access to on-site recreational amenities during regular business hours, 
resulting in a community gathering place that further activates pedestrian activity.

Good Zoning Practice

As described above, the recommended zone change to (T)(Q)C2-2D would facilitate 
the development of the project site with multi-family housing with ground floor 
commercial uses.. The recommended general plan amendment and zone change 
would permit a maximum of 296 dwelling units, pursuant to LAMC Section 12.22- 
A,25, as oppose to no residential units permitted by the M1-2 Zone. The 
recommended (T)(Q)C2-2D would be consistent with the proposed zoning 
contemplated by the draft Southeast Los Angeles Community Plan as approved by 
the City Planning Commission on June 22, 2017. The C2-2D Zone Change 
proposed for this site is consistent with the zoning to the west of the site (located in 
the same Community Commercial land use designation that is desired for the project 
site) which is currently developed with a large mixed use project consisting of 
apartment units and ground floor retail developed in the Lorenzo project. The project 
was also given an exemption from Footnote 1 of the Community Plan Map.

Based on the foregoing, the Vesting Zone Change promotes good zoning practices 
by allowing a mixed-use development that is consistent with the forthcoming new 
Southeast Los Angeles Community Plan and the requests are beneficial in terms of 
the public necessity, convenience, general welfare, and good zoning practice, and 
are consistent with the General Plan.

Pursuant to Section 12.32-G and Q of the Municipal Code 
Classification Findings. The current action, as recommended, has been made 
contingent upon compliance with new "T” and "Q” conditions of approval imposed 
herein for the proposed project. The "T” Conditions are necessary to ensure the 
identified dedications, improvements, and actions are undertaken to meet the 
public’s needs, convenience, and general welfare served by the actions required. 
These actions and improvements will provide the necessary infrastructure to serve 
the proposed community at this site. The "Q” conditions that limit the scale and 
scope of future development on the site are also necessary to protect the best 
interests of and to assure a development more compatible with surrounding 
properties and the overall pattern of development in the community, to secure an 
appropriate development in harmony with the General Plan, and to prevent or 
mitigate the potential adverse environmental effects of the subject recommended 
action.

T” and “Q!b.

Pursuant to Section 12.32-G,4(b) of the Municipal Code, D Limitation Findings. 
In establishing D limitations, the Council shall find that any or all the 
limitations are necessary: (1) to protect the best interest of and assure a 
development more compatible with the surrounding property or neighborhood, 
and (2) to secure an appropriate development in harmony with the objectives 
of the General Plan, or (3) to prevent or mitigate potential adverse 
environmental effects of the Height District establishment or change.

c.
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The recommended D Limitation would limit the total FAR to 3.19:1, with a maximum 
height of 87 feet. Without the limitation, due to the project site’s physical size, the 
maximum 6:1 FAR would lead to a taller and bulkier building that would be 
incompatible with its surroundings. The limitation would ensure that the proposed 
development is physically compatible with the surrounding properties, which range 
from one to six stories. As such the D Limitations would protect the best interest of 
and assure a development that is more compatible with the surrounding property or 
neighborhood and secure an appropriate development in harmony with the 
objectives of the General Plan.

13. Density Bonus/Affordable Housing Incentives Compliance Findings.

Pursuant to LAMC Section 12.22 A.25 (e)(2), in order to be eligible for any on- 
menu incentives, a Housing Development Project (other than an Adaptive 
Reuse Project) shall comply with the following criteria, which it does:

a.

The fagade of any portion of a building that abuts a street shall be 
articulated with a change of material or a break in plane, so that the 
fagade is not a flat surface.

i.

The project site is an irregularly shaped site comprised of five parcels, with 
approximately 88,751 (2.01 acres) of lot area. The site is located is bounded by 
25th Street on the north, Grand Avenue on the west and Adams Boulevard on 
the south. The site is located within the Southeast Los Angeles Community 
Plan and is currently zoned M1-2 with a Limited Manufacturing land use 
designation. The site has approximately 329 feet of frontage along the eastern 
side of Grand Avenue, approximately 200 feet of contiguous frontage along the 
southern side of 25th Street, and 317 feet of frontage along the northern side of 
Adams Boulevard. The project is currently developed with surface parking and 
four single-story commercial and industrial structures constructed between the 
years 1912 to 1971.

The building includes three distinct expressions: a fragmented, Bauhaus- 
inspired section primarily along Grand Avenue; a portion inspired by stacked 
shipping containers along Adams Boulevard and the interior lot line; and a 
monochrome tower of eccentrically stacked boxes at each of the major corners. 
The project’s fagades include building articulations and balconies that serve to 
differentiate and break the plane of the front wall. The building corners create a 
‘floating box’ effect that serves to create an architectural variation of different 
style languages to break up the massing.

As shown in the plans stamped Exhibit A, the facades of each of the buildings 
have been designed with changes in materials and colors, as well as breaks in 
the plane to give the illusion of multiple buildings.

All buildings must be oriented to the street by providing entrances, 
windows architectural features and/or balconies on the front and along 
any street facing elevation.

ii.

As previously described, the development has frontage along Grand Avenue, 
25th Street and Adams Boulevard. As indicated in the plans stamped Exhibit A, 
the project proposes three residential lobbies, two along Grand Avenue and 
one along 25th Street. Vehicular entrances are provided from Adams Boulevard
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and 25th Street. The buildings have been designed to consider each of the 
three streets, with windows and balconies facing not only the street facing the 
public right of way and the interior elevations as well.

The Housing Development Project shall not involve a contributing 
structure in a designated Historic Preservation Overlay Zone (HPOZ) and 
shall not involve a structure that is a City of Los Angeles designated 
Historic-Cultural Monument (HCM).

iii.

The proposed project is not located within a designated Historic Preservation 
Overlay Zone, nor does it involve a property that is designated as a City 
Historic-Cultural Monument.

The Housing Development Project shall not be located on a substandard 
street in a Hillside Area or in a Very High Fire Hazard Severity Zone as 
established in Section 57.25.01 of the LAMC.

iv.

The project site is an irregularly shaped site comprised of five parcels, with 
approximately 88,751 (2.01 acres) of lot area. The site is located is bounded by 
25th Street on the north, Grand Avenue on the west and Adams Boulevard on 
the south. The site is located within the Southeast Los Angeles Community 
Plan and is currently zoned M1-2 with a Limited Manufacturing land use 
designation.

Grand Avenue is designated as an Avenue II and is dedicated to a variable 
width from 82 feet to 97 feet. 25th Street is a Local Street-Standard and is 
dedicated to a width of 60 feet. Adams Boulevard is a Modified Avenue I and is 
dedicated to .variable width of 91.25 feet and 82.50 feet. The site is not located 
on a substandard street in a Hillside area or in a Very High Fire Hazard 
Severity Zone as established in Section 57.25.01 of the LAMC.

Pursuant to Section 12.22 A.25(g) of the LAMC and Government Code 
65915(d), the Commission shall approve a density bonus and requested 
incentive(s) unless the Commission finds that:

b.

The incentives does not result in identifiable and actual cost reductions 
to provide for affordable housing costs as defined in California Health 
and Safety Code Section 50052.5 or Section 50053 for rents for the 
affordable units.

i.

The record does not contain substantial evidence that would allow the 
Commission to make a finding that the requested incentives do not result in 
identifiable and actual cost reductions to provide for affordable housing costs 
per State Law. The California Health & Safety Code Sections 50052.5 and 
50053 define formulas for calculating affordable housing costs for very low, 
low, and moderate income households. Section 50052.5 addresses owner- 
occupied housing and Section 50053 addresses rental households. Affordable 
housing costs are a calculation of residential rent or ownership pricing not to 
exceed 25 percent gross income based on area median income thresholds 
dependent on affordability levels.
The list of on-menu incentives in 12.22-A.25 were pre-evaluated at the time the 
Density Bonus Ordinance was adopted to include types of relief that minimize 
restrictions on the size of the project. As such, the Commission will always
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arrive at the conclusion that the density bonus on-menu incentives will result in 
identifiable and actual cost reductions, and are required to provide for 
affordable housing costs because the incentives by their nature increase the 
scale of the project.

The requested incentive, to allow a reduced sideyard setback of 8-feet in lieu of 
the required 10-feet are expressed in the Menu of Incentives per LAMC Section 
12.22-A,25(f) and, as such, permit exceptions to the zoning requirements that 
result in building design or construction efficiencies that provide for affordable 
housing costs. The requested incentives allow the developer to expand the 
building envelope so the additional affordable units can be constructed and the 
overall space dedicated to residential uses is increased. These incentives 
support the applicant’s decision to set aside 25 dwelling units for Very Low 
Income households for 55 years.

Reduced Side-yard. The Project would be consistent with proposed C2 zoning, 
which permits high medium density consistent with the R4 Zone, and the 
proposed Community Commercial land use designation, which together would 
allow multi-family residential development as a use by-right. As is common in 
commercial areas, existing buildings are often constructed to property lines or 
provide minimal setbacks. The project is seeking an on-menu Density Bonus 
incentive for a 20% reduction of the interior setback in order to permit a setback 
of 8 feet in lieu of the otherwise required 10-feet for the second level. The 
residential units, located on levels 3-7 would provide a minimum of 13-feet, 
exceeding the requirement.

The Incentive will have a specific adverse impact upon public health and 
safety or the physical environment, or on any real property that is listed 
in the California Register of Historical Resources and for which there are 
no feasible method to satisfactorily mitigate or avoid the Specific Adverse 
Impact without rendering the development unaffordable to Very Low, Low 
and Moderate Income households. Inconsistency with the zoning 
ordinance or the general plan land use designation shall not constitute a 
specific, adverse impact upon the public health or safety.

ii.

There is no substantial evidence in the record that the approved incentives will 
have a specific adverse impact. A "specific adverse impact” is defined as, "a 
significant, quantifiable, direct and unavoidable impact, based on objective, 
identified written public health or safety standards, policies, or conditions as 
they existed on the date the application was deemed complete” (LAMC Section 
12.22.A.25(b)). The Proposed Project and potential impacts were analyzed in 
accordance with the City’s adopted policies and standards, such as the 
Environmental Quality Act (CEQA) Guidelines and the City’s L.A. CEQA 
Thresholds Guide. These two documents establish guidelines and thresholds 
of significant impact, and provide the data for determining whether or not the 
impacts of a proposed Project reach or exceed those thresholds. As 
conditioned, the Proposed Project would not exceed any adopted thresholds 
for adverse public health or safety impacts. Therefore, there is no substantial 
evidence that the proposed Project will have a specific adverse impact on the 
physical environment, on public health and safety, and on property listed in the 
California Register of Historic Resources.
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Site Plan Review Findings. In order for the site plan review to be granted, all three of 
the legally mandated findings delineated in Section 16.05-F of the Los Angeles 
Municipal Code must be made in the affirmative:

14.

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

a.

The subject property located generally at 2516 South Grand Avenue is located within 
the Southeast Los Angeles Community Plan, which was last revised by the City 
Council on March 22, 2000. The Plan Map designates the project site for Limited 
Manufacturing land uses with the following corresponding zones: CM, MR1, and M1. 
The site is presently zoned M1-2 and is thus consistent with the land use 
designation.

The project site is an irregularly shaped site comprised of five parcels, with 
approximately 88,751 (2.01 acres) of lot area. The site is located is bounded by 25th 
Street on the north, Grand Avenue on the west and Adams Boulevard on the south. 
The site has approximately 329 feet of frontage along the eastern side of Grand 
Avenue, approximately 200 feet of contiguous frontage along the southern side of 
25th Street, and 317 feet of frontage along the northern side of Adams Boulevard. 
The project is currently developed with surface parking and four single-story 
commercial and industrial structures constructed between the years 1912 to 1971.

As proposed, the amendment would re-designate the project site from Limited 
Manufacturing to Community Commercial, which lists the following corresponding 
zones: CR, C2, C4, and RAS3. Additionally, the amendment would exempt the site 
from Height District 1 and allow for a zone with Height District 2. The requested zone 
and height district change to (T)(Q)C2-2-D for the project site would be consistent 
with the adoption of the recommended plan amendment and would be in substantial 
conformance with the purpose, intent, and provisions of the General Plan as it is 
reflected within the Southeast Los Angeles Community Plan and following policies:

Goal 1: A safe, secure, and high quality residential environment for all economic, age, and 
ethnic segments of the community.

Objective 1-2, To locate new housing in a manner which reduces vehicular trips and 
makes it accessible to services and facilities;

Policy 1-2.1, Locate higher residential densities near commercial centers, light 
mass transit stations, and major bus routes where public service facilities, utilities, 
and topography will accommodate this development.

Policy 1-2.2, Locate senior citizen housing and mixed income housing, when 
feasible, near commercial centers and transit and public service facilities;

Goal 2: A strong and competitive commercial sector which best serves the needs of the 
community through maximum efficiency and accessibility while preserving the historic 
commercial and cultural character of the district.

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

Policy 2-1.3: Commercial areas should be consolidated and deepened to stimulate 
existing businesses, create opportunities for new development and off-street
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parking, expand the variety of goods and services, and improve shopping 
convenience as well as offer local employment.

With the approval of CPC-2016-3312-GPA-VZC-DB-SPR, the project would be in 
conformance with the goals, objectives, and policies of the Community Plan by 
improving an underutilized site with a mixed-income residential development that 
would provide a range of studio to two bedroom units, effectively providing different 
housing types to meet the needs of the Community. Additionally, the project would 
be required to dedicate and improve the public rights-of-way, which would be 
consistent with the intent of the Mobility Element of the General Plan. As such, the 
project is in substantial conformance with the General Plan and Community Plan.

b. The project consists of an arrangement of buildings and structures (including 
height, bulk and setbacks), off-street parking facilities, loading areas, lighting, 
landscaping, trash collection, and other such pertinent improvements, that is 
or will be compatible with existing and future development on adjacent 
properties and neighboring properties.

The proposes project is a seven-story mixed-use building with 296 residential units 
and 5,000 square feet of ground floor commercial uses and is designed to be 
compatible with the existing and future development of neighboring properties. 
Existing development in the area includes the six-story County of Los Angeles office 
building, the six-story Lorenzo mixed-use development and the five-story Grace 
Apartment Hotel. All of these existing developments are within one block of the 
project site. The proposed project is proposed to be designed in a modern style that 
would highlight architectural features that include articulations and balconies that 
break the plane of the front wall. The building corners create the floating box effect 
that serves to create an architectural variation of different style languages clashing to 
break up the massing. Portions of the building are stepped back to further add to the 
architectural deviations.

Height, Bulk and Setbacks
The seven-story building would front on Adams Boulevard, Grand Avenue and 25th 
Street, establishing a massing and bulk that is off-set by building articulations and 
architectural design features. The project is proposed to reach a maximum height of 
87 feet inches and observes a 0-foot setback along Grand Avenue, 7-foot setback 
along Adams Boulevard and a 2-3 foot setback along 25th Street. The residential 
levels are stepback from the street frontage property lines. The building is built to a 
Floor Area Ratio of 3.19:1. In terms of height, the area immediately surrounding the 
project site includes the six-story County of Los Angeles office building, the six-story 
Lorenzo mixed-use development and the five-story Grace Apartment Hotel. Many of 
the surrounding buildings (including the neighboring apartment building to the east) 
are built to the property line.

Off-street Parking Facilities
The project would provide 341 parking spaces including 312 for residential units and 
29 parking spaces for commercial uses and guest parking. The project proposes to 
locate the 296 long-term bicycle parking spaces and the 30 short-term bicycle 
parking spaces on the ground level. The 6 commercial bicycle parking spaces, 
consisting of 3 short-term and 3 long-term bike spaces, would be located on the 
ground level. The provision of bicycle parking will contribute to goals of reducing 
traffic congestion and improving air quality, which will improve the environment for 
existing and future development in the neighborhood.
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Loading areas/Trash Collection
Configuration of loading areas will be compatible with surrounding properties, and all 
loading areas will be contained on-site. Vehicular access is limited to 25th Street and 
Adams Boulevard. This configuration is compatible with existing and future 
development on adjacent and neighboring properties by closing the existing curb 
cuts along Grand Avenue, which will create a more pedestrian friendly environment. 
Loading would occur on 25th Street with a separate entry to areas for deliveries and 
trash removal located on the first floor of the parking podium. Trash collection 
infrastructure will be completely enclosed and shielded from pedestrians, as well as 
surrounding properties.

Lighting
New lighting would include building identification, commercial accent lighting, 
wayfinding, balcony lighting, and security lighting. Pedestrian areas including 
pathways and entryways into the Project would be well-lit for security and ground- 
mounted. Light fixtures would be shielded and directed towards the areas to be lit 
and away from adjacent light-sensitive residential land uses. Building identification 
signage for the ground level commercial and/or restaurant use and the building, 
visible from W. Adams Boulevard and S. Grand Avenue. The building would also 
include street address and identification/wayfinding signage for the vehicular and 
pedestrian entries to the building.

Landscaping
The landscaped open spaces would be comprised of a variety of vegetation, paving 
and outdoor furniture. The courtyards on the third level would include landscaping, 
trees and plantings. Skydecks would include planters and outdoor furniture for the 
residents. While 10 existing Italian Cypress trees located along Grand Avenue would 
be removed as part of the Project, 74 new trees would be provided on the Project 
Site and through the provision of street trees. The Project’s landscape plan would be 
subject to final review by the City of Los Angeles Urban Forestry Department. 
Landscaping treatments would be comprised of native and water tolerant vegetation, 
and would use water efficient irrigation systems.

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

c.

The proposed project will develop the site with 296 residential dwelling units that will 
consist of studios to two bedroom dwelling units. As required by LAMC Section 
12.21-G, the project is required to provide 31,700 square feet of open space that 
may be provided as common or private open space. The project proposes to provide 
a total of 35,148 square feet of open space. Approximately 24,000 square feet will be 
outdoor common open space located along the podium level and sky deck. Of the 
common open space, 6,100 square feet will be landscaped.

The ground level would provide an 873-square foot corner plaza at the northeast 
corner of Grand Avenue and Adams Boulevard that creates an inviting pedestrian 
space. A two-story clubroom for the use of the residents would be located on the 
podium level. Private open space would be provided in 171 balconies and decks 
consisting of 8,550 square feet. Additional amenity recreation space includes a 
fitness room and yoga room on the ground level. The 296 dwelling units require 74 
trees, and the Project would provide 74 trees within the project site and its abutting 
street frontages, creating an environment that is hospitable for its residents.
As proposed, the project has provided open space in excess of what is required by 
the zoning code and has programed the open space to take into consideration the
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varying recreational needs of the future residents. As such, the project has provided 
recreational and service amenities to improve the habitability for its residents and 
minimize impacts on neighboring properties.

Environmental Findings

15. Environmental Finding. A Mitigated Negative Declaration (MND), along with mitigation 
measures and a Mitigation Monitoring Program (ENV-2016-3313-MND), was prepared for 
the proposed project in compliance with the California Environmental Quality Act (CEQA). 
Comments were received during the public comment period of the MND in regards to 
impacts related to information regarding the hazardous materials and greenhouse gas 
emissions. The Advisory Agency considered comments submitted during the comment 
period and at the public hearing regarding the MND. The MND, mitigation measures, and 
Mitigation Monitoring program were adopted by the City’s Advisory Agency on June 27, 
2017 in connection with the City’s action in Case No. VTT-74510. On the basis of the 
whole of the record before the lead agency including any comments received, the lead 
agency finds in its independent judgment and analysis that this project was 
environmentally assessed in Case No. ENV-2016-3313-MND. 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.

16. Flood Insurance. The National Flood Insurance Program rate maps, which are a part of 
the Flood Hazard Management Specific Plan adopted by the City Council by Ordinance 
No. 172,081, have been reviewed and it has been determined that this project is located in 
Zone C, of minimal flooding.areas


