
FINDINGS

General Plan/Charter Findings

The subject site is located within the area covered by the Westlake Community Plan adopted by 
the City Council on September 16, 1997. The Community Plan is part of the City’s Land Use 
Element, which sets forth specific land use requirements and required entitlements for projects in 
the Westlake area.

The proposed Project’ is located in a neighborhood which has a mixture of commercial and 
residential uses. The proposed General Plan Amendment to change the land use designation in 
the Westlake Community Plan from Community Commercial to Regional Center Commercial 
would be consistent with the existing pattern of development in the area.

Charter Findings - City Charter Sections 555, 556 and 558 (General Plan Amendment).

The proposed General Plan Amendment is consistent with Charter Section 555 in that the parcels 
subject to the General Plan Amendment are located across an alley from parcels that are part of 
the Regional Center Commercial designation that spans from the 110 Freeway to the east to 
Gramercy Place to the west. The site is at the eastern edge of Koreatown and the western edge 
of the Westlake neighborhood, both of which have significant social, economic and physical 
identities. Wilshire Boulevard is the spine that connects both of these communities within an area 
for transit investment. The Regional Center Commercial land use along Wilshire Boulevard is an 
extension of the Downtown Regional Center land use designation across the 110 Freeway to the 
east. The general plan amendment will connect the subject parcels to the Regional Center 
Commercial land use designation along Wilshire Boulevard immediately to the north.

The proposed General Plan Amendment complies with Sections 556 and 558 in that the plan 
amendment is consistent with numerous goals, policies and objectives of the Citywide General 
Plan Framework and the Westlake Community Plan to provide adequate housing for all economic, 
age and ethnic segments of the community, to locate higher residential densities and encourage 
mixed-use development near transit stations, and to develop mixed-use projects along major 
boulevards.

1. General Plan Land Use Designation.

The Westlake Community Plan designates the subject site as Community Commercial with 
corresponding zones of RAS3, RAS4, CR, C1, C2, C4, P, and PB. The requested plan 
amendment to Regional Center Commercial, if approved, would contain the following 
corresponding zones, RAS3, RAS4, C2 C4, P, and PB.

Framework Element

The Citywide General Plan Framework Element is a guide for communities to implement growth 
and development policies by providing a comprehensive long-range view of the City as a whole. 
The Element establishes categories of land use -- Neighborhood District, Community Center, 
Regional Center, Downtown Center, and Mixed-Use Boulevard - that are broadly described by 
ranges of intensity/density, heights, and lists of typical uses. The definitions reflect a range of land 
use possibilities found in the City's already diverse urban, suburban, and rural land use patterns.

The Regional Centers are intended to serve as the focal points of regional commerce, identity, 
and activity. They contain a diversity of uses such as corporate and professional offices, retail 
commercial malls, government buildings, major health facilities, major entertainment and cultural
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facilities and supporting services. The development of sites and structures integrating housing 
with commercial uses is encouraged in concert with supporting services, recreational uses, open 
spaces, and amenities. They are typically high-density places whose physical form is substantially 
differentiated from the lower-density neighborhoods of the City. Generally, Regional Centers will 
range from FAR 1.5:1 to 6:1 and are characterized by six- to twenty-story (or higher) buildings as 
determined in the community plan. Their densities and functions support the development of a 
comprehensive and inter-connected network of public transit and services.

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

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

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

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

Objective 3.10: Reinforce existing and encourage the development of new regional centers that 
accommodate a broad range of uses that serve, provide job opportunities, and are accessible to 
the region, are compatible with adjacent land uses, and are developed to enhance urban lifestyles

The above objectives seek to concentrate commercial development in existing commercial 
districts and in areas that are able to support such development which are in close proximity to 
rail and bus transit stations. The project will meet this objective by providing new housing units 
near the Wilshire Boulevard commercial corridor. As conditioned, the Project will be designed in 
harmony with the existing neighborhood and minimize impacts on neighboring properties. The 
Project will incorporate measures to reduce impacts to the removal of non-protected trees, 
habitats of nesting native birds, noise, and public services (Police and Fire) for the surrounding 
community. The character of the area includes a mix of commercial uses, as well as high density 
residential uses, and the Project’s recommended density and height will be compatible with 
adjacent land uses.

B. Economic Development Chapter, Framework Element

Objective 7.2: Establish a balance of land uses that provides for commercial and industrial 
development which meets the needs of local residents, sustains economic growth, and assures 
maximum feasible environmental quality.

Objective 7.3: Maintain and enhance the existing businesses in the city.
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Objective 7.6: Maintain a viable retail base in the city to address changing resident and business 
shopping needs.

The project is the construction of a new seven-story mixed-use residential and commercial 
development above 2-level subterranean parking, consisting of 122 residential apartment units 
and 1,182 square feet of ground floor retail. The project can help sustain economic growth and 
maintain a viable retail base in the city. The site currently contains a surface parking lot. Regional 
centers typically provide a significant number of jobs, and the proposed Project would contribute 
to this. The development of sites and structures integrating mixed use is encouraged in concert 
with supporting services, recreational uses, open spaces, and amenities. The mixed-use 
development is consistent with ongoing redevelopment efforts in the community. The proposed 
project will generate an additional influx of patrons to the area who will likely frequent the various 
retail and restaurant businesses along the Wilshire Corridor.

Housing Element

Policy 2.1.3: Encourage mixed-use development which provides for activity and natural 
surveillance after commercial business hours.

Policy 2.1.4: Enhance livability of neighborhoods by upgrading the quality of development and 
improving the quality of the public realm, including streets, streetscape and landscaping to provide 
shade and scale.

The Project will provide an increase in the number of housing units in an urban setting along with 
a street level retail uses accessible from the street. This project will activate the street by 
generating pedestrian activity during and after normal commercial business hours. The 
development will replace currently under-utilized commercial uses with a building that improves 
the quality of the public realm with a pedestrian-scale design in an urban setting.

Objective 2.3: Encourage the location of housing, jobs, and services in mutual proximity. 
Accommodate a diversity of uses that support the needs of the City’s existing and future residents.

Policy 2.3.1: Encourage and plan for high-intensity residential and commercial development in 
centers, districts, and along transit corridors, as designated in the Community Plans and the 
Transportation Element of the General Plan, and provide for the spatial distribution of 
development that promotes an improved quality of life by facilitating a reduction of vehicular trips, 
vehicle miles traveled in order to mitigate traffic congestion, air pollution, and urban sprawl.

Policy 2.3.3: Encourage the development of new projects that are accessible to public 
transportation and services consistent with the community plans. Provide for the development of 
land use patterns that emphasize pedestrian/bicycle access and use in appropriate locations.

The Project location is well served by a large variety of transit options. The site is located near a 
major transit corridor, Wilshire Boulevard, which is served by Metro bus lines and DASH routes. 
The site is also less than a half mile from the MacArthur Park Metro Red Line and Purple Line 
Rail Station which is located at the corner of Wilshire Boulevard and Alvarado Street. Its proximity 
to local and rapid public transit routes will facilitate a reduction of vehicle trips and vehicle miles 
traveled, thus helping to mitigate traffic congestion, air pollution, and urban sprawl. Also, the 
Project will provide for the development of land use patterns that emphasize bicycle access and 
use. The proposed project will include bike racks for the commercial uses and secured bicycle 
storage for the residential tenants.

Policy 1.1.2 Expand affordable rental housing for all income groups that need assistance.
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The project will provide affordable housing opportunities to moderate income earning residents 
thereby complying with the policy of the Housing Element.

Mobility Plan 2035

The Mobility Plan 2035 of the General Plan guides development of a citywide transportation 
system with the goal of ensuring the efficient movement of people and goods. The Mobility Plan 
2035 recognizes that primary emphasis must be placed on maximizing the efficiency of existing 
and proposed transportation infrastructure through advanced transportation technology, reduction 
of vehicle trips, and focused growth in proximity to public transit.

The Project will advance numerous policies contained in the Mobility Plan 2035. Chief among 
them are:

Policy 3.1 Pedestrians
Consider walking as a component of every trip, and ensure high quality pedestrian access in all 
site planning and public right-of-way modifications.

Policy 3.3 Land Use Access and Mix
Support land use decisions that result in fewer vehicle trips by providing greater proximity and 
access to jobs, destinations, and other neighborhood services.

The Project advances these policies because it will be located within a half mile from an existing 
Metro subway station and just south of a major transportation corridor that provides substantial 
public transit opportunities and facilities. The development of the residential units, and grocery 
store with an outdoor patio would promote ground floor pedestrian activity and circulation and 
would create direct pedestrian connections between the new Project and the street, in express 
conformity with the Mobility Plan 2035 policies and objectives. The proposed development 
contributes to the General Plan’s goal to increase development within commercial districts that 
centralizes both housing and commercial uses while enhancing the accessibility of such uses to 
public transit.

Land Use Element - Westlake Community Plan

The Project site is located in the Westlake Community Plan area, which is one of the 35 
community plans in the City of Los Angeles. Together, these plans comprise The Land Use 
Element of the General Plan and regulate how land is to be utilized. Each plan contains goals and 
policies to guide development in the plan area. The Westlake Community Plan Area is located 
south of the Hollywood Freeway (Interstate 101) and north of the Santa Monica Freeway 
(Interstate 10). It is surrounded by the community of Wilshire, Silver Lake-Echo Park-Elysian 
Valley, Central City and South Los Angeles.

The proposed General Plan amendment to the Westlake Community Plan map would designate 
the site for Regional Center Commercial land use with corresponding zones of RAS3, RAS4, C2, 
C4, P, and PB. The proposed project is consistent with the existing land use patterns in the area. 
The Project will advance numerous objectives and policies contained in the Westlake Community 
Plan, including:

Residential Policies

Objective 1: To designate a supply of residential land adequate to provide housing of the types, 
sizes, and densities required to satisfy the varying needs and desires of all segments of the 
community’s population.
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Objective 3: To sequence housing development so as to provide a workable, efficient, and 
adequate balance between land use, circulation, and service system facilities at all times.

The applicant proposes to construct a seven story mixed-use project on currently vacant parcels 
located on the east side of Coronado Street. It would consist of seven stories of residential units 
above two subterranean stories of parking and ground floor retail. In total, the proposed Project 
would consist of a maximum of 122 residential units with approximately 1,182 square feet (“sf”) 
of retail space.

The General Plan’s strategy to provide needed housing is to direct growth to transit-rich centers 
and to support growth with smart, sustainable infill development, locating new mixed-use, mixed 
income residential developments in areas proximate to jobs, transit and basic amenities would be 
achieved by the General Plan Amendment and Zone Change. Presently zoned PB with the 
Community Commercial land use designation, the project site is currently underutilized as a 
surface parking lot.

The proposed project would meet the above goal, objectives and policies by providing additional 
housing within easy walking distance of the Metro Red Line and major bus routes. The General 
Plan Amendment would permit the Regional Center Commercial land use designation 
corresponding to the C2 and other commercial zones. The proposed Zone Change to C2 along 
with the mixed-use development would replace the underutilized surface parking lot and revitalize 
the neighborhood, encouraging more pedestrian activity. The improvements on the project site 
would also improve safety for pedestrians.

Adequate housing would be provided for persons regardless of income, age or ethnic background, 
and the Very Low Income affordable units would be provided to accommodate much needed 
housing for those households.

Commercial Policies

Objective 3: To improve the compatibility between commercial and residential uses.

Policy 4: That neighborhood markets and retail and service establishments oriented to the 
residents be retained throughout the community, within walking distance of residents.

The Westlake Community Plan encourages mixed-use developments in regional and community 
commercial centers. The Westlake Community Plan Objective 3 encourages the City to improve 
compatibility between commercial and residential uses. The area contains a variety of high- 
intensity urban activities in a compact built environment that includes commercial, residential, 
cultural, recreational, and hotel uses. These diverse uses support balanced community 
development and create increased interest for a variety of visitors who come to the area. 
Accordingly, this area is a proper location for the proposed project.

Entitlement Findings

2. Zone Change Findings

Pursuant to Section 12.32 of the Municipal Code, and based on these findings, the recommended 
action to rezone the property from PB-2 to (T)(Q)C2-2 is deemed consistent with public necessity, 
convenience, general welfare and good zoning practice.

The applicant proposes to construct a seven story mixed-use project on currently vacant parcels 
located on the east side of Coronado Street in the Westlake Community Plan area of the City. It 
would consist of seven stories of residential units above two subterranean stories of parking and
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ground floor retail. In total, the Project would consist of a maximum of 122 residential units with 
approximately 1,182 square feet (“sf”) of retail space.

The project consists of a lot area of 18,005 sf (0.41 acres) on property currently zoned PB-2. As 
part of this application, the applicant is requesting a Zone Change of the PB-2 zoned parcels to 
C2-2 in order to develop a mixed-use project consistent with the commercial and residential uses 
on surrounding properties. The applicant is requesting a General Plan Amendment to change 
the land use designation from, “Community Commercial” to “Regional Center Commercial.”

The proposed Zone Change from PB-2 to (T)(Q)C2-2 would allow for a consistent zoning 
designation for the entire site that allows mixed use development. The proposed Zone Change 
would lead to a development that would be deemed consistent with public necessity, 
convenience, general welfare and good zoning practice. The proposed zone change to (T)(Q)C2- 
2 is consistent with the General Plan Land Use Designation of Regional Center Commercial. For 
the C2 Zone, the Height District 2 allows unlimited height and an FAR of 6:1.

Mixed-use development is also permitted by-right in commercial areas citywide, and, therefore 
the proposed project and the proposed zone change is not only consistent with the existing 
planned land use but also the surrounding land use development pattern. Additionally, the 
Westlake Community Plan supports mixed-use neighborhoods. The block in which the site is 
located currently has a mix of higher density residential and commercial uses.

Public Necessity
The rezoning of the site to accommodate the conditioned project will be consistent with public 
necessity as it will increase both housing and commercial opportunities in the Westlake 
Community of Los Angeles, in close proximity to existing jobs and services. The Project site is 
located within an area that includes a dense collection of high rise office buildings, hotels, stores, 
churches, schools and apartment buildings, as well as the MacArthur Park Metro Red Line and 
Purple Line Rail subway station at the corner of 6th Street and Alvarado Boulevard. The Regional 
Commercial land use designation allows for the construction of commercial and multi-family 
residential uses.
neighborhood and will contribute to the Westlake Community Plan Area.

As conditioned, the design of the proposed project will enhance the

Convenience
The objectives of the Westlake Community Plan include providing adequate land for new multiple 
family residential units and strengthening existing commercial areas and designing new 
development to be compatible with adjacent residential neighborhoods. Changing the existing 
zone to the C2 Zone will allow for the development of a mixed use project that complements 
adjacent neighborhoods. The Public Convenience is also served by centrally locating employment 
and residential opportunities in one of the City’s Regional Centers.

The development of mixed use projects reduces reliance on the car by locating housing near job 
centers and shopping destinations. The proposed project will be located less than a mile from an 
existing Metro subway station and just south of a major transportation corridor that provides 
substantial public transit opportunities and facilities. The site is located near many office, 
residential, retail and restaurant uses. These opportunities increase pedestrian activity, which in 
turn benefits local businesses and neighborhoods.

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

• Help meet local housing and job needs
• Enhance the sense of community in the area by providing a mixed-use development near 

substantial public transit opportunities and facilities
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• Revitalize an under-utilized site

The requested Zone Change from PB-2 to (T)(Q)C2-2 is in substantial conformance with the 
purposes, intent and provisions of the General Plan, and is consistent with good zoning practice. 
It will provide for development of a mixed use project that complements both the commercial and 
residential character of the area. The density and project size, is compatible and consistent with 
the dense multifamily and commercial uses in the area. The proposed Zone Change would 
enhance the pedestrian experience, provide new opportunities for commercial development, meet 
local housing needs, and provide a development compatible with the surrounding area. The 
proposed Project represents the creative re-use of an existing, underutilized site, near a major 
transit corridor.

Per LAMC Section 12.32-G,1 and 2, 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 
limits 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.

3. Density Bonus/Affordable Housing Incentives Program Findings

Pursuant to Section 12.22 A.25(c) of the LAMC, the Director shall approve a Density 
Bonus and requested Incentive(s) unless the Director finds that:

a) The incentives do 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.

The Project substantially complies with the applicable regulations, standards and 
provisions of the State Density Bonus Program. The Project proposes to set aside a 
minimum of 2 units as Restricted Affordable units for Moderate-Income households, 8 
units as Restricted Affordable units for Very-Low-Income households, and 2 units as 
Restricted Affordable units for Extremely-Low-Income households. Thus, 11% of the 
base dwelling units are for Very Low and Extremely Low Income households

The record does not contain substantial evidence that would allow the Director to make 
a finding that the requested incentives are not necessary 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.

Two (2) Requested On-Menu Incentives - Deviation of Development Standards

The Applicant is requesting two deviations from development standards that are listed 
as on-menu incentives. These deviations are identified as “on-menu” incentives, 
requested in order to accommodate the proposed development of 122 residential units
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(10 of which are for Restricted Very-Low Income units). The on-menu incentives are 
required to provide for affordable housing costs.

Decrease in Required Open Space.

The applicant proposes 9,760 square feet of open space in lieu of the 12,200 square 
feet of open space required. This constitutes a 20% decrease.

The proposed project involves the construction of a 7-story mixed-use project with 
residential units above 2 subterranean stories of parking and ground floor retail. In 
total, the project would consist of a maximum of 122 residential units with 
approximately 1,182 square feet (sf) of retail space, a minimum of 64 automobile 
parking spaces and a minimum of 138 bicycle parking spaces. The applicant proposes 
for 11% of the base density of 90 residential units (10 units) to be provided for “Very 
Low Income” households.

The decrease in the required open space is necessary to construct the number of units 
proposed, and parking. In addition, the decrease will allow the Project to be configured 
in a manner more efficient than otherwise possible in order to make the Project 
financially feasible for a rental apartment development that includes 35% Restricted 
Affordable Units for Very vgbvgLow and Extremely Low Income households.

Reduction in Required rear yard Setback.

The applicant proposes a 15.2-feet rear yard setback in lieu of the 19-feet rear yard 
setback required.

The subject site has a base density that would allow 90 units, meaning 90 units would 
be permitted on the site. The project qualifies for a 35 percent density bonus. With 
this increase, the maximum number of units allowed is 122. The reduced setback 
incentive would allow the developer to expand the building envelope so the additional 
restricted affordable units can be constructed and the overall space dedicated to 
residential uses is increased from the base of 90 to a total of 122 units.

Additionally, the reduced setback incentive will facilitate the provision of housing more 
comparable in size to the existing housing in the area, which will help the project to 
remain economically feasible while providing the Restricted Affordable Units.

b) 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.

There is no evidence that the proposed 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 finding that there is no 
evidence in the record that the proposed incentive(s) will have a specific adverse 
impact is further supported by the recommended CEQA finding. As required by Section 
12.22 A.25 (e)(2), the project meets the eligibility criterion that is required for density
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bonus projects.
incentive(s) / waiver(s) will have a specific adverse impact on public health and safety.

Therefore, there is no substantial evidence that the proposed

DENSITY BONUS LEGISLATION BACKGROUND

The California State Legislature has declared that "[t]he availability of housing is of vital statewide 
importance," and has determined that state and local governments have a responsibility to "make 
adequate provision for the housing needs of all economic segments of the community." Section 
§65580, subds. (a), (d). Section 65915 further provides that an applicant must agree to, and the 
municipality must ensure, the "continued affordability of all Low and Very Low Income units that 
qualified the applicant” for the density bonus.

With Senate Bill 1818 (2004), state law created a requirement that local jurisdictions approve a 
density bonus and up to three “concessions or incentives” for projects that include defined levels 
of affordable housing in their projects. In response to this requirement, the City created an 
ordinance that includes a menu of incentives (referred to as “on-menu” incentives) comprised of 
eight zoning adjustments that meet the definition of concessions or incentives in state law 
(California Government Code Section 65915). The eight on-menu incentives allow for: 1) reducing 
setbacks; 2) reducing lot coverage; 3) reducing lot width, 4) increasing floor area ratio (FAR); 5) 
increasing height; 6) reducing required open space; 7) allowing for an alternative density 
calculation that includes streets/alley dedications; and 8) allowing for “averaging” of FAR, density, 
parking or open space. In order to grant approval of an on-menu incentive, the City utilizes the 
same findings contained in state law for the approval of incentives or concessions.

California State Assembly Bill 2222 went into effect January 1,2015, and with that Density Bonus 
projects filed as of that date must demonstrate compliance with the housing replacement 
provisions which require replacement of rental dwelling units that either exist at the time of 
application of a Density Bonus project, or have been vacated or demolished in the five-year period 
preceding the application of the project. This applies to all pre-existing units that have been 
subject to a recorded covenant, ordinance, or law that restricts rents to levels affordable to 
persons and families of lower or very low income; subject to any other form of rent or price control 
(including Rent Stabilization Ordinance); or is occupied by Low or Very Low Income Households 
(i.e., income levels less than 80 percent of the area median income [AMI]). The replacement units 
must be equivalent in size, type, or both and be made available at affordable rent/cost to, and 
occupied by, households of the same or lower income category as those meeting the occupancy 
criteria. Prior to the issuance of any Determination for Density Bonus and Affordable Housing 
Incentives, the Housing and Community Investment Department (HCIDLA) is responsible for 
providing the Department of City Planning, along with the applicant, a determination letter 
addressing replacement unit requirements for individual projects. The City also requires a Land 
Use Covenant recognizing the conditions be filed with the County of Los Angeles prior to granting 
a building permit on the project. The site is vacant, and has not been developed with any dwelling 
units. Therefore, the replacement provisions of Assembly Bill 2222 are not applicable in this case.

Assembly Bill 2222 also increases covenant restrictions from 30 to 55 years for projects approved 
after January 1,2015. This determination letter reflects these 55 year covenant restrictions.

Under Government Code Section § 65915(a), § 65915(d)(2)(C) and § 65915(d)(3) the City of Los 
Angeles complies with the State Density Bonus law by adopting density bonus regulations and 
procedures as codified in Section 12.22 A.25 of the Los Angeles Municipal Code. Section 12.22 
A.25 creates a procedure to waive or modify Zoning Code standards which may prevent, preclude 
or interfere with the effect of the density bonus by which the incentive or concession is granted,
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including legislative body review. The Ordinance must apply equally to all new residential 
development.

In exchange for setting aside a defined number of affordable dwelling units within a development, 
applicants may request up to three incentives in addition to the density bonus and parking relief 
which are permitted by right. The incentives are deviations from the City’s development standards, 
thus providing greater relief from regulatory constraints. Utilization of the Density 
Bonus/Affordable Housing Incentives Program supersedes requirements of the Los Angeles 
Municipal Code and underlying ordinances relative to density, number of units, parking, and other 
requirements relative to incentives, if requested.

For the purpose of clarifying the Covenant Subordination Agreement between the City of Los 
Angeles and the United States Department of Housing and Urban Development (HUD) note that 
the covenant required in the Conditions of Approval herein shall prevail unless preempted by 
State or Federal law.

Several California Assembly bills amended the State Density Bonus Law and took effect on 
January 1, 2017. The changes are reflected in the subject request, and as such, is compliant with 
AB 2501, AB 2556, AB 2442, and AB 1934. In accordance with AB 2501, density calculations for 
this project have been rounded up to the next whole number for base density, the number of 
bonus units, and the number of Affordable Units required to be eligible for the density bonus.

FINANCIAL ANALYSIS/PRO-FORMA

On September 26, 2016 Governor Brown Signed AB 2501, AB 2556, AB 2442, and AB 1934 
which amended the State Density Bonus Law (Government Code Section 65915). The 
amendments took place on January 1, 2017. In particular, AB 2501 restricted the ability of local 
jurisdictions to require special studies unless they meet the provisions of state law. Financial pro
formas and third-party reviews are no longer required for any density bonus case filing.

In addition, the 2016 changes to State Density Bonus law also modified the finding required to 
deny an incentive. Now a requested concession or incentive shall be granted unless the City 
makes a written finding, based on substantial evidence, of any of the following: a) the concession 
or incentive “does not result in identifiable and actual cost reductions,” to provide for affordable 
housing costs or rents for the targeted units; b) the concession or incentive has a specific adverse 
impact on 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 is no feasible method 
to satisfactorily mitigate or avoid the specific, adverse impact without rendering the development 
unaffordable; or c) if the concession or incentive is contrary to state or federal law. Prior law 
allowed a concession or incentive to be denied if the City had substantial evidence that the 
concession or incentive was "not required in order to provide for” affordable housing costs or rents 
for the targeted units, or substantial evidence in support of findings “b)” or “c)” above.

4. Site Plan Review Findings

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

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

The project would be in substantial conformance with the purposes, intent, and provisions 
of the General Plan, the Westlake Community Plan, the Housing Element 2013-2021, and 
the Mobility Plan. The project is not within a specific plan. The project would be consistent
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with the character of development in the immediate area and would be in harmony with 
the applicable elements of the General Plan pursuant to the approval of the requested 
General Plan Amendment to change the land use designation from Community 
Commercial to Regional Center Commercial and the Zone Change to change the zone 
from PB-2 to (T)(Q)C2-2.

One of the long-term goals of the General Plan is to encourage commercial development 
within designated Regional Centers and the proposed project as it relates to use, design, 
size and height is consistent with the plan’s vision for these areas. As such, the Framework 
Element of the General Plan encourages development that “accommodate[s] a broad 
range of uses that serve the needs of adjacent residents, promote[s] neighborhood and 
community activity...and are...desirable places in which to...work and visit, both in 
daytime and nighttime."

The Project furthers several General Plan objectives, including encouraging infill projects 
and locating new development near public transit and shopping, services and 
employment. The Project represents the creative re-use of an existing, underutilized site, 
near a major transit corridor.

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 proposed project, is designed to be compatible with future development on adjacent 
properties. It 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. Portions of the building are stepped back to add to the architectural deviations.

The lot area is 18,005 sf (0.41 acres).

The applicant proposes to construct a seven story, 85 feet tall, mixed-use project on 
currently vacant parcels located on the east side of Coronado Street in the Westlake 
Community Plan area of the City. It would consist of seven stories of residential units 
above two subterranean stories of parking and ground floor retail. In total, the Project 
would consist of a maximum of 122 residential units with approximately 1,182 square feet 
(“sf”) of retail space.

The applicant would provide an approximately 2,006 square foot dog run and landscaped 
area. The podium floors would include one swimming pool and pool deck measuring 
approximately 1,760 square feet and a recreation room and gym consisting of 
approximately 2,085 square feet. Lastly, balconies would provide 3,300 square feet of 
private open space and a rooftop deck would provide 607 square feet of open space.

The project would provide a minimum of 64 automobile parking spaces and a minimum of 
138 bicycle parking spaces within the development. Access to parking would be provided 
from an alley located on the north side of the Project Site and on the driveway along 
Coronado Street. The parking would be provided in the ground level and two basement 
levels below. The commercial parking spaces, located on the ground level includes the 
long-term and short-term bike parking for the commercial and residential uses. Pedestrian 
ingress and egress to the project’s residential component is proposed to be provided via 
a lobby entrance, located on the frontage along Coronado Street. The project will provide
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EV parking stalls for 20% of the required parking; and EV chargers will be installed for 5% 
of the parking spaces.

The proposed project would include a trash/recycling area located on the ground floor 
level which would serve the residential and commercial uses. Lighting, landscaping and 
trash collection areas are provided consistent with Code requirements for a mixed-use 
building. Lighting and landscaping would be designed in conformance with applicable 
“Codes.

The landscaped open spaces would be comprised of a variety of vegetation, paving and 
outdoor furniture. Roof and pool decks are also proposed with plantings and outdoor 
furniture. Security lights are proposed to be directed onsite to prevent glare on the 
surrounding area. In addition, there would be landscape accent lighting to complement 
the vegetation and provide an atmosphere for outdoor activities on the podium deck 
courtyards.

The Westlake Community Plan includes several objectives and policies that promote 
distinctive pedestrian-oriented areas, encourage the improvement of streetscape identity 
and character and encourage pedestrian-oriented design and the proposed project is 
consistent with these objectives and policies.

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

The project would provide open space and recreational amenities. The roof deck can be 
used for the enjoyment of the outdoors in 607 square feet of open space. A recreation 
room and gym for the use of the residents would be located on the second floor, with a 
landscaped area/dog run available on the ground floor. Private open space would be 
provided in 66 balconies consisting of 3,300 square feet. The applicant provides 
recreational and service amenities that improve the habitability for the residents and 
minimize impacts on neighboring properties.
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5. CEQA Finding

Based on the independent judgment of the decision-maker, after consideration of the whole of 
the administrative record, the project was assessed in Mitigated Negative Declaration, No. 
ENV-2016-3755-MND and Mitigation Monitoring Program, adopted on December 28, 2017; 
and pursuant to CEQA Guidelines, Sections 15162 and 15164, no subsequent EIR, Negative 
Declaration, or addendum is required for approval of the project.


