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FINDINGS

General Plan/Charter Findings

General Plan Land Use Designation.1.

The subject property is located within the Central City Community Plan, which was last 
updated by the City Council on January 8, 2003. The Community Plan designates the 
property with a land use designation of Light Manufacturing which lists the following 
corresponding zones: MR2 and M2. The site’s current zone is M2-2D. The recommended 
General Plan Amendment would re-designate the Project Site to the Regional Center 
Commercial land use designation, which lists the following corresponding zones: CR, C1.5, 
C2, C4, RAS3, RAS4, R3, R4, and R5.

As recommended, the amendment would re-designate the Project Site to the Regional 
Commercial land use designation, which lists the following corresponding zones: CR, C1.5, 
C2, C4, C5, R3, R4, R5, RAS3, and RAS4. Footnote No. 3 of the Community Plan indicates 
that the corresponding Height Districts for the Regional Center Commercial land use 
designation are Height Districts 3-D and 4-D, with Development "D” Limitations limiting the 
floor area ratio (FAR) to 6:1, except for those projects which are approved a transfer of floor 
area. The recommended change to the Zone and Height District to [T][Q]C2-4D for the 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 Central City Community Plan.

City Charter Finding 555.2.

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.

The Project site is located in downtown, directly adjacent to both the South Markets and 
South Park areas. The site is located on the western edge of what is considered to be the 
fashion district, and currently contains several commercial buildings with businesses selling 
textiles, jewelry, and beauty goods. Downtown Los Angeles has been experiencing a large- 
scale increase in both the number of residents and businesses, as well as local visitors and 
tourists. As such, downtown has become a unique hub of entertainment and employment in 
the greater Los Angeles region. Over the past several years, as the downtown area has 
changed, a greater need for general service retail, and office, has developed. In addition, 
both the downtown area and the city as a whole is in great need of new housing supply. 
Approval of a General Plan Amendment is necessary to modify the Project site’s land use 
designation to Regional Commercial to accommodate these changes.

The Project proposes a General Plan Amendment from Light Manufacturing to Regional 
Commercial. This will allow for new housing units where none could be located before. The 
Project will provide a mixed-use development containing 379 units, approximately 25,000 
square feet of commercial office, as well as new public space. The Project proposes 
commercial space available for both retail and office space, providing the space for both 
retail services and jobs-producing uses. While the proposed project will remove an industrial
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land use, the majority of uses on the subject site sell a variety of textile and beauty products, 
or other general commercial uses. The Project will still provide commercial space capable 
of serving such uses and businesses, which will contribute to the significant economic 
identity of the area. The surrounding neighborhood has a significant economic identity from 
the fashion-related uses that have historically populated the area. As that economy has 
evolved, however, many fashion-manufacturing and fashion-wholesale uses are 
transitioning to more digital, creative, and design uses.

This project will provide for the continuation of this economic identity as it provides 
approximately 25,800 square feet of commercial space capable of holding creative office 
uses. The proposed project will contribute to the history of economic activity in this area by 
designing a project that will foster job production, while also introducing new housing units 
in a manner that preserves the surrounding character. The units will support city-wide goals 
of increasing the housing stock while doing so in a way that is compatible with the 
surrounding context, and in a way that contributes to the pedestrian environment and 
enhances the adjacent Broadway corridor. Policy 3-1.2 of the Central City Community Plan 
states

"Encourage development and public improvements in the Fashion District and South 
Markets area that enhance the pedestrian environment, improves pedestrian circulation 
within the area and provides pedestrian linkages to other downtown activity centers, 
particularly the Broadway retail and theater district.”

The Project will enhance the pedestrian environment by providing ground level retail uses, 
as well as a mid-block plaza open to the public. The site is one block east of Broadway, and 
in enhancing the pedestrian environment will help provide linkages to the Broadway corridor 
and theater district, helping to achieve Policy 3-1.2 of the Community Plan. Further, the 
proposed project meets Objective 7.2 of the Framework Element ("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”), by providing office, restaurant and live/work uses. Further, Chapter 3, Land Use, 
of the Framework Element states "As indicated in the Economic Development Chapter of 
the Framework Element, some existing industrially zoned lands may be inappropriate for 
new industries and should be converted for other land uses.” The proposed General Plan 
Amendment will enable such a conversion. The existing Land Use designation no longer 
reflects current development trends or goals for the area.

As discussed above, Policy 3.14.6 of the Citywide General Plan Framework establishes eight 
criteria for the identification of marginal industrial lands suitable for redesignation for alternative 
uses. The criteria applicable to the project include the following:

Where the conversion of industrial lands to an alternative use will not create a 
fragmented pattern of development and reduce the integrity and viability of 
existing industrial areas;

Where the conversion of industrial lands to an alternative use will not result in an 
adverse impact on adjacent residential neighborhoods, commercial districts, or 
other land uses;

Where it can be demonstrated that the reduction of industrial lands will not 
adversely impact the City's ability to accommodate sufficient industrial uses to 
provide jobs for the City's residents or incur adverse fiscal impacts.

e.

f.

g.
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The subject property satisfies the above criteria in that it is located where the conversion of 
industrial uses would be in harmony with the development pattern that has occurred in the 
past, and the conversion will not create a fragmented pattern of development or reduce the 
integrity or viability of the existing industrial area to the east. In addition, the proposed 
commercial space has the potential to house job-producing uses. The zone change to C2 
will allow uses on the parcel that have previously not been allowed in the M2 Zone, such as 
housing, while still providing an ample amount of commercial floor area for job-producing 
uses. The proposed General Plan Amendment to Regional Center Commercial would be 
consistent and compatible with the recent pattern of development and expansion of mixed- 
use buildings in the area. New mixed-use buildings in the immediate area include the 
Broadway Palace Apartments one block to the north, as well as the South Park by Windsor, 
Hanover Olympic, Oakwood, and 1000 Grand buildings located approximately three to four 
blocks to the west along Olympic Boulevard.

Therefore, the Project supports the General Plan by permitting the development to help 
achieve a wide variety of goals and policies of the General and Community plans, as well 
as help further establish a changing part of Downtown Los Angeles as a 24-hour 
neighborhood by providing additional housing and commercial uses in conjunction with 
other developments providing such uses in the immediate vicinity. As such, the proposed 
amendment would be in substantial conformance with the purpose, intent, and provisions of 
the General Plan to strengthen the commercial and economic base of the Community Plan 
area.

City Charter Finding 556.3.

When approving any matter listed in Section 558, 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.

The Project Site is located within the Central City Community Plan, which is one of 35 
community plans comprising the Land Use Element of the General Plan. The Community 
Plan designates the Project site with the Light Manufacturing land use designation, with 
corresponding zones of M2 and MR2. The site is currently zoned M2-2D and is thus 
consistent with the land use designation.

As proposed, the amendment would re-designate the Project Site from Light Manufacturing 
to Regional Center Commercial, with the following corresponding zones: CR, C1.5, C2, C4, 
RAS3, RAS4, R3, R4, and R5. The requested zone and height district change to [T][Q]C2- 
4D for the site would be consistent with the adoption of the recommended plan amendment. 
The development of the Project represents an opportunity to achieve the overarching goals 
of the Central City Community Plan, which include providing new housing options, providing 
housing for a range of incomes, and fostering a 24-hour downtown environment. The Project 
will also contribute to the goals of the Housing Element by expanding the rental housing 
stock, providing affordable housing, and contributing to a range of housing types by 
providing. The Project also meets Mobility Element goals by building new units near jobs 
which will facilitate transit use and active transportation, and introducing a project with active 
ground floor uses, public open spaces, improved sidewalks, street trees, and on-site bicycle 
parking.
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City Charter Finding 558. The proposed Amendment to the Central City Community 
Plan will be in conformance with public necessity, convenience, general welfare and 
good zoning practice.

4.

The proposed Amendment to the Central City Community Plan will be in conformance with 
public necessity, convenience, general welfare and good zoning practice.

The proposed amendment to the Central City Community Plan would re-designate the 
Project site from Light Manufacturing to Regional Center Commercial. The amendment, in 
conjunction with the requested zone change and height district change to [T][Q]C2-4D, 
would allow for the development of a new housing units where none are otherwise allowed. 
The Project includes 379 units, including 42 Very Low Income units, as well as 25,800 
square feet of commercial space. The Project will have a total floor area ratio of 5.2:1 and 
an overall height of 92 feet.

Public necessity, convenience and general welfare will be better served by adopting the 
proposed General Plan Amendment and corresponding Zone and Height District Changes, 
as they would allow the site to be redeveloped with a mixed-use project that will provide new 
housing, including affordable units, near jobs-rich Downtown as well as new commercial 
floor area designed to accommodate an array of uses in a neighborhood that is rapidly 
changing due to growth in the number of residents and the number and type of business in 
the area. The downtown area, and the City as a whole, have been experience an acute 
housing shortage, with housing prices rapidly increasing. An increased housing supply will 
help to slow the growth and housing prices, and new restricted affordable units will help to 
alleviate the housing cost burden on low-income families who may have been displaced by 
the rapid increase in housing costs in the area. Therefore, the Project will further both the 
public necessity and welfare by providing new housing units, which are greatly needed, as 
well as by including 42 units restricted to Very Low Income Households.

The Project Site is designated by the Community Plan for Light Manufacturing land uses 
and is zoned M2-2D. As zoned, it is consistent with the existing land use designation. The 
site, as well as a number of other properties in the surrounding area, are designated for light 
manufacturing uses; however, a number of properties located along the western side of 
Main Street are utilized for general commercial purposes, as well as for high-density 
housing. The amendment to re-designate the site to Regional Center Commercial would 
allow it to be redeveloped with a new mixed-use project which would provide 379 dwelling 
units, 25,800 square feet of commercial floor area. The Project would include 42 units set 
aside for Very-Low Income households and would feature a 4,000 square-foot outdoor plaza 
which would be open to the public. The surrounding area, particularly the properties located 
on the west of Main Street have undergone re-development with the rehabilitation of existing 
buildings and new construction of mixed-use building. The amendment would not be 
introducing an incompatible use to the area or eliminating an existing manufacturing or 
industrial use. As described in Finding No. 2, the amendment would allow the development 
of the site with a residential use that is consistent with the objectives and policies of the 
Community Plan and is compatible with the existing development of the surrounding area. 
Therefore, the proposed amendment would be in conformity with good zoning practice.

5. General Plan Text.

Framework Element
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The General Plan Framework establishes the City’s long-range comprehensive growth 
strategy and provides guidance on Citywide land use and planning policies, objectives, and 
goals. Adopted in December 1996 and re-adopted in August 2001, the 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 Framework defines Citywide policies for land use, 
housing, urban form and urban design, open space and conservation, transportation, 
infrastructure and public spaces. The proposed project is consistent with the goals, 
objectives and policies of the General Plan Framework.

Generally, Regional Centers range from a floor area ratio of 1.5:1 to 6:1 and are 
characterized by high-density buildings ranging from six- to twenty-stories, or higher. In 
addition, according to the Framework Element’s Long Rage Land Use Map. The site is 
located within the Downtown Center. The Downtown Center is generally characterized by a 
floor area ratio up to 13:1 and high rise buildings. Regional Centers typically provide a 
significant number of jobs and many non-work destinations and function as transit hubs. 
The Framework Element states:

"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 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.” (General Plan Framework Element, Chapter 3, Issue 3)

The Project supports and will be generally consistent with the General Plan Framework Land 
Use Chapter as it will allow for the mixing of uses in the community and will increase 
opportunities for employees to live near jobs and for residents to live near shopping, 
entertainment and other amenities in a high quality transit area. Moreover, with an FAR of 
5.2:1 and eight stories, the Project will be in compliance with the Framework Element’s 
general vision for development of a Regional Center.

The Project will comply with the following goals, objectives, and policies set forth in the 
General Plan Framework Land Use Chapter:

Goal 3F: Mixed-use centers that provide jobs, entertainment, culture, and serve the region

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.

Policy 3.10.3: Promote the development of high-activity areas in appropriate 
locations that are designed to induce pedestrian activity in 
accordance with the Pedestrian-Oriented District Policies 3.16.1
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through 3.16.3, and provide adequate transitions with adjacent 
residential uses at the edges of the centers.

Policy 3.10.4: Provide for the development of public streetscape improvements, 
where appropriate

Policy 3.10.5: Support the development of small parks incorporating pedestrian- 
oriented plazas, benches, other streetscape amenities and, where 
appropriate, landscaped play areas.

The proposed General Plan Amendment to Regional Center Commercial would be 
consistent and compatible with the recent pattern of development and expansion of 
residential and mixed-use buildings in the area. New residential and mixed-use buildings in 
the immediate area include the Broadway Palace Apartments one block to the north, as well 
as the South Park by Windsor, Hanover Olympic, Oakwood, and 1000 Grand buildings 
located approximately three to four blocks to the west along Olympic Boulevard. The 
addition of a new mixed-use structure will help to provide housing units close to 
employments centers, as well as additional jobs. In doing so, the Project will help to further 
Downtown’s status as a mixed-use center.

In addition, the proposed project will help to improve the pedestrian experience and activate 
the streetscape. The building is located at the property line and creates a strong, articulated 
street wall with active ground floor uses. Parking is located in three subterranean levels, 
while the at-grade parking is wrapped by commercial uses, and does not directly abut the 
street. While four driveways are proposed, three take entrance from the alley located to the 
rear of the building, and only one is accessible from Main Street. The Project will also provide 
significant public open space through a 4,000 square-foot mid-block plaza on Main Street 
that will be open to the public, and a 900 square-foot commercial plaza on the corner of 
Main Street and 11th Street. The proposed open spaces will provide landscaped areas, 
seating, and both active and passive spaces. In addition to the public open space, the 
Project will also improve the adjacent streetscape by providing improvements along Main 
and 11th Streets.

Central City Community Plan

The Central City Community Plan was last updated by the City Council on January 8, 2003. 
The Community Plan designates the uses of land and is intended to guide development in 
order to create a healthful, pleasant environment. The mixed-use project is consistent with 
several objectives and policies of the Central City Community Plan. The plan text includes 
the following relevant residential and commercial land use objectives and policies:

Objective 1-2:To increase the range of housing choices available to Downtown 
employees and residents.

Objective 1-3: To foster residential development which can accommodate a full range 
of incomes.

Objective 2-1:To improve Central City’s competitiveness as a location for offices, 
business, retail, and industry.
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Objective 2-3: To promote land uses in Central City that will address the needs of all 
the visitors to Downtown for business, conventions, trade shows, and 
tourism.

Policy 2-4: To encourage a mix of uses which create an active, 24-hour downtown 
environment for current residents and which would also foster 
increased tourism.

The proposed Project would provide 379 new units, which will help to achieve Objective 1
2 by increasing housing opportunities available to downtown residents. Moreover, by 
providing 11 percent of the units (42 units) as reserved for Very-Low Income households, 
the Project will help to achieve Objective 1-3. The units will vary in size, providing unique 
housing and economic opportunities to meet the needs of the existing and future residents 
of the Central City area. Moreover, by providing 25,800 square feet of commercial floor area, 
the Project will provide new space for retail uses. This will support Objective 2-3 by providing 
new retail and commercial uses that will be uses by visitors to downtown for a variety of 
reasons. Furthermore, by providing new commercial floor area within a mixed-use building 
with new housing units, the Project will help to achieve a 24-hour downtown environment.

Housing Element

The Housing Element 2013-2021 was adopted on December 3, 2013 and identifies the 
City’s housing conditions and needs, and establishes the goals, objectives and policies that 
are the foundation of the City’s housing and growth strategy. The mixed-use Project is 
consistent with several objectives and policies of the Housing Element. The plan text 
includes the following relevant housing objectives and policies:

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.

Objective 1.3: Forecast and plan for changing housing needs over time in relation 
to production and preservation needs.

Policy 1.3.5: Provide sufficient land use and density to accommodate an 
adequate supply of housing units by type and cost within the City to 
meet the Projections of housing needs, according to the policies 
and objectives of the City’s Framework Element of the General 
Plan.

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.
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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.

Objective 2.5: Promote a more equitable distribution of affordable housing 
opportunities throughout the City.

Policy 2.5.2: Foster the development of new affordable housing units citywide 
and within each Community Plan area.

GOAL 2: Safe, Livable, and Sustainable Neighborhoods.

Objective 2.1: Promote safety and health within neighborhoods.

Objective 2.3: Promote sustainable buildings, which minimize adverse effects on 
the environment and minimize the use of non-renewable resources.

Policy 2.3.3: Promote and facilitate the reduction of energy consumption in new 
and existing housing.

The recommended General Plan Amendment to Regional Center would increase the land 
area available for the production of housing near jobs-rich Downtown, and will introduce 
new units in an area with a bourgeoning need for new housing stock. This would help 
contribute to the Mayor’s Initiative to provide 100,000 housing units by 2020, while also 
providing commercial floor area which will provide jobs. The proposed Project would provide 
379 units, including 42 Very-Low Income affordable units, without displacing any existing 
housing or residents, and will contribute towards a sustainable neighborhood and a 
jobs/housing balance. The Project would provide new housing units where none exist now, 
reflecting the changing housing needs both in the downtown area and in the City as a whole.

By providing new units near jobs, the Project will help facilitate the use of public and active 
transportation by allowing more people to live in close proximity to their places of work, 
which will help provide a more sustainable built environment. Moreover, the Project is 
proposing to provide 2,000 square feet of solar panels on the rooftop of the structure. This 
will help to achieve Objective 2.3 by providing a sustainable building that is being developed 
with renewable energy infrastructure, as well as Policy 2.3.3 by reducing net energy 
consumption in a new building.

Mobility Plan 2035

The Mobility Plan was adopted on August 11, 2015 and last amended on September 7, 
2016.

Policy 2.3 Pedestrian Infrastructure: Recognize walking as a component of every 
trip, and ensure high-quality pedestrian access in all site planning and public right- 
of-way modifications to provide a safe and comfortable walking environment.
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Policy 3.3 Land Use Access and Mix: 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 Bicycle Parking: Provide bicyclists with convenient, secure and well- 
maintained bicycle parking facilities.

The proposed Project will greatly improve the pedestrian experience along Main Street and 
11th Street. The Project will activate the street by providing commercial and retail space 
along the entire project’s street fa?ade. Moreover, the Project will provide a 4,000 square 
foot mid-block plaza on Main Street, and a 900 square foot plaza on the corner. In addition, 
the Project will help reduce vehicle trips by providing new units close office spaces and other 
jobs-producing spaces of downtown. In addition, the Project will provide 25 short-term 
bicycle parking spaces directly on Main Street, offering easy access to secure bicycle 
parking where none now exists.

The Project will also benefit the pedestrian experience by dedicating and improving the right- 
of-way according the City’s adopted Street Standards. The required dedications and 
improvements, as outlined in the [T] Conditions above, include reconstruction of the 
sidewalk along Main Street, a dedication along 11th Street, and the installation of street 
lighting.

In addition to establishing Street Standards, the Mobility Element encourages "the adoption 
of low and zero emission fuel sources, new mobility technologies, and supporting 
infrastructure” (Policy 5.4). The Project has been conditioned to require that 20 percent of 
the parking spaces are to be wired for the installation of future EV chargers, and that 5 
percent of the provided parking be installed with EV chargers.

Entitlement Findings

Zone Change and Height District Change Findings.6.

a. Pursuant to Section 12.32 C 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.

The Project site is comprised of nine contiguous lots, with a combined street frontage of 
approximately 491 feet on the easterly side of Main Street, and frontage of approximately 
140 feet on the southerly side of 11th Street. The Project site currently has a General 
Plan Land Use designation of Light Manufacturing, and is zoned M2-2D. The Project is 
requesting a General Plan Amendment to re-designate the site as Regional Center 
Commercial, as well as a Zone Change to C2-4D. The Regional Center Commercial 
land use designation lists the following corresponding zones: C2, C4, P, PB, RAS3, and 
RAS4. The recommended zone change to [T][Q]C2-4D would be consistent with the 
land use designation.

Public Necessity, Convenience, and General Welfare. The zone and height district 
change to [T][Q]C2-4D would enable the development of new housing units where none 
were otherwise able to be built. The building would consist of a 379 units, including 42 
Very Low Income units, as well as 25,800 square feet of commercial space. The Project 
would also include a 4,000 square foot public plaza. The downtown area and the City of
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Los Angeles as a whole have been experiencing an acute housing shortage. As the 
number of residents living downtown has increases, the need for new housing stock in 
the downtown region has similarly increased. In addition, as new businesses locate 
downtown it is imperative to provide new units adjacent to those jobs in order to reduce 
the number of vehicle miles travelled in the Los Angeles Region. By providing new 
housing stock, the Project will further the public necessity and welfare by expanding 
available housing at a time when it is sorely needed. In addition, the Project will further 
the public necessity, convenience, and welfare by providing new housing opportunities 
near the many jobs located in downtown. This will help local workers live closer to their 
places of employment, incentivizing use of transit and active transportation.

The Project site is located within the downtown, a designated regional center, whic0h 
has become an established mixed-use, commercial, and entertainment district. The area 
is frequently visited by locals, tourists, and business travelers in the City. The addition 
of new commercial and retail floor area will help to further establish the downtown area 
as a regional commercial destination. Additionally, the site’s proximity to regional transit 
stations would improve accessibility to commercial and employment centers. The 
inclusion of ground floor commercial spaces will also help to activate the street life, and 
improve the pedestrian experience in the area.

Good Zoning Practice. The Central City Community Plan is intended to serve a number 
of purposes, including to guide the development, betterment, and change of the 
Community to meet existing and anticipated needs and conditions. As recommended, 
the zone and height district change from M2-2D to [T][Q]C2-4D would permit housing 
units where none were permitted to be built before, as well as allow the development of 
a building with a floor area and height that is compatible with existing buildings in the 
area. Moreover, the Zone Change would permit commercial uses that are consistent 
with the existing, and growing, commercial development in the downtown area. The C2 
Zone would permit commercial uses that are consistent with the existing wholesale 
fashion uses in the area, and would additionally accommodate the future growth of the 
district due to the changing nature of businesses and jobs that are locating in the 
downtown area. Future uses would be subject to the regulations of the zone. As 
discussed above, the proposed project is in conformance with the goals and objectives 
of the Community Plan, as well as the Framework Element, Housing Element, and 
Mobility Element of the General Plan. Therefore, the proposed Zone Change which will 
facilitate the proposed project is in conformance with good zoning practice.

b. Pursuant to Section 12.32 G and Q of the Municipal Code “T” and “Q 
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 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
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or mitigate the potential adverse environmental effects of the subject recommended 
action.

c. 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.

The Project site is located within the Central City Community Plan area. The Project is 
requesting a General Plan Amendment to Regional Center Commercial. The Regional 
Center Land Use designation is subject to Footnote No. 3, which limits properties with 
the Regional Center Land Use designation to Height District 3D and 4D, with the D 
limitation permitting a maximum FAR of 6:1, except with a Transfer of Floor Area, for a 
maximum FAR of 13:1. Pursuant to the Zoning Code, Height District 4 permits a 
maximum 13:1 FAR, with no limitation on the height of the building in the C2 Zone. The 
recommended D Limitation would limit the total FAR to 5.2:1, consistent with General 
Plan Footnote No. 3. In addition, the proposed D limitations would limit the building to 
92 feet in height, as proposed in Exhibit A. Without the limitation, the maximum 6:1 FAR, 
with no height limitation would lead to a taller and incompatible building with the 
surrounding properties. The limitation would ensure that the proposed development is 
physically compatible with the surrounding properties, which range from one to six 
stories. The proposed limitations would permit the development of the Project, which as 
described above, which would promote the objectives of the General Plan and Central 
City Community Plan. 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.

Director’s Decision Reduction in Open Space Findings. Pursuant to LAMC Section 
12.21 G.3(b), the Director must find:

7.

a. The open space provided conforms with the objectives of this subsection.

The Project proposes 379 dwelling units. This includes 306 units with less than three 
habitable rooms, 59 units with three habitable rooms, and 14 units with more than three 
habitable rooms. For the purposes of calculating the required open space, a kitchen is 
not considered a habitable room. This would require 40,425 square feet of total open 
space. Generally, when developments are built at an R3 (800 square feet of lot area per 
unit) or higher density, a minimum of 50 percent of the required open space shall be 
common open space. There is no requirement for a project to provide private open 
space. As such, the Project would be required to provide a minimum of 20,212.5 square 
feet as common open space. The remaining required open space could be provided as 
common or private open space. However, LAMC Section 12.22 C.3(d) states that 
properties within the Greater Downtown Housing Incentive Area do not need to conform 
to requirements that a certain percentage of the required open space be provided as 
common open space. Therefore, the Project need only to conform to the total open 
space requirement.
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The requested 10 percent reduction would result in a total of 36,380 square feet of total 
useable open space. While the Project is not required to set aside a minimum of 
20,212.5 square feet as common open space, the requested reduction is consistent the 
objectives of the subsection. The subsection permits a maximum 10 percent reduction 
of the total required usable open space, provided that any reduction is to the common 
open space only. The Project would still be able to provide up to 24,300 square feet of 
common open space. Additionally, the Project will provide 12,350 square feet of private 
open space.

LAMC section 12.21 G.1 states that the purpose of the open space requirements is to:

"afford occupants of multiple residential dwelling units opportunities for outdoor 
living and recreation; provide safer play areas for children as an alternative to the 
surrounding streets, parking areas, and alleys; improve the aesthetic quality of 
multiple residential dwelling units by providing relief to the massing of buildings 
through the use of landscape materials and reduced lot coverage; and provide a 
more desirable living environment for occupants of multiple residential dwelling 
units by increasing natural light and ventilation, improving pedestrian circulation 
and providing access to on-site recreation facilities.”

The Project is providing 24,300 square feet of common open space, of which 15,200 
square feet will be provided as outdoor open space and 9,100 square feet of indoor open 
space. This includes a 4,000 square foot mid-block public plaza on Main Street, two 
courtyards on the second level one of which provides a pool, a fitness area, lounge, 
recreation room, roof terrace, and private balconies. The two second level courtyards 
will provide ample space for children to play safely, while also providing access to natural 
light and ventilation, as the courtyards are open to the sky. The wide variety of open 
spaces, including recreation room, pool, and fitness room will provide access to a wide 
array of on-site recreation facilities. Moreover, as designed, the mid-block plaza on Main 
Street helps to improve the aesthetic quality of the proposed structure by breaking up 
the mass along the approximately 491-foot Main Street frontage. In addition, its location 
on Main Street provides a highly accessible new public space. As such, the combination 
of indoor and outdoor open spaces will help to provide a desirable living environment for 
future tenants, meeting the objectives of the subsection.

b. The proposed project complies with the total usable open space requirements

As discussed in Finding No. (a) above, the proposed project is within the Greater 
Downtown Housing Incentive Area, which waives requirements than any prescribed 
percentage of required open space must be common open space. Therefore, the only 
open space requirement that remains is the total open space requirement. As such, the 
allowable 10 percent decrease in open space will apply to the total open space 
requirement. The Project is required to provide 40,425 square feet of open space, with 
a 10 percent reduction bringing the total required open space to 36,380 square feet, as 
required in the Conditions of Approval.

Site Plan Review Findings

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:

8.



CPC-2016-3824-GPA-VZC-HD-MSC-SPR F-13

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 Project site is located within this Central City Community Plan with a land use 
designation of Light Manufacturing and is zoned M2-2D. The site is not located within 
a specific plan. As discussed in Finding No. 1, the recommended Vesting Zone 
Change and Height District change would be consistent with the recommended land 
use designation of Regional Center Commercial. The recommended General Plan 
Amendment to re-designate the site to Regional Center Commercial, as well as the 
recommended zone and height district change to [T][Q]C2-4D would permit the 
construction of a 379-unit mixed-use building with 42 Very Low Income units and 
25,800 square feet of commercial floor area. As discussed in detail above, the Project 
would redevelop an underutilized site with uses that are compatible with the existing 
development in the surrounding area and would be in conformance with the objectives 
and policies of the Community Plan. As discussed in Finding No. 2 through 5, the 
Project would meet the goals, objectives, and policies of the General Plan and the 
Central City Community Plan area. As such, the Project is in substantial conformance 
with the General Plan and the 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 Project proposes to construct a 92-foot tall, 8-story mixed-use building with 3- 
levels of subterranean parking. The Project incorporates a 4,000 square foot mid-block 
plaza located along Main Street, as well as a 900 square foot plaza on the corner. 
These areas will be open to the public. The ground floor incorporates the use of floor 
to ceiling glass for portions of the fa?ade, as well as exposed concrete to blend better 
with the industrial context of the area. The proposed mid-block plaza serves to break 
the bulk and mass of the building, while also providing a pedestrian amenity. Access 
to the required parking will be taken through a driveways located along the rear 
property line, as well as one drive along Main Street at the southern edge of the 
property which leads to the 3 subterranean levels of parking. Short term bicycle 
parking is proposed within the public right-of-way along Main Street and long term 
bicycle parking is proposed on the first subterranean level. As the Project Site is 
located within the Greater Downtown Housing Incentive area, the Project has been 
designed in accordance with the Downtown Design Guide and as described below, 
would be compatible with the existing and future development on adjacent and 
neighboring properties.

Building Arrangement (height, bulk and setbacks)

As previously discussed, the Project Site is located within the City Center area, 
between the South Park and South Markets districts, as identified in the Central City 
Community Plan text. As identified in the Downtown Design Guide, the Project Site is 
located within the South Markets district. As indicated in Figure 3-1 of the Downtown 
Design Guide, Main Street adjacent to the site is not designated as a Retail Street.
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The Project is providing commercial retail space on the ground floor and is not 
providing a setback. Therefore, as proposed, the building would be consistent with 
Section 3.B of the Guide as it relates to building setbacks. The proposed building 
would have a maximum of eight stories, with the first floor developed with the 
residential lobby, commercial floor area, and parking. The parking spaces would be 
located at the rear of the building and would not be visible. Beginning at the 2rd floor, 
the building is designed around two outdoor courtyards located on the 2nd floor. The 
massing of the building also segmented by a 4,000 square foot mid-block plaza.

Off-Street Parking Facilities and Loading Areas

The Project proposes to provide 429 automobile parking spaces, which would be 
located within three subterranean parking levels and 35 spaces on the ground level. 
Ground level parking is surrounding by commercial floor area, and is not directly 
adjacent to the street. The Project has been conditioned to require that parking spaces 
are sold or rented separately from the residential dwelling units. Ground level parking 
is provided for the commercial space, and loading area has been provided in the 
ground level parking area. The ground level commercial parking area is accessible via 
driveways from the alley located at the rear of the property. As proposed, the Project 
would be consistent with the Section 5 of the Guide as it relates to the Parking and 
Access.

Lighting

The proposed plans do not indicate a lighting plan; however, Condition No. 13 of the 
Conditions of Approval would ensure that the installation of lights would not result in 
a substantial amount of light that would adversely affect the day or night time views 
in the Project vicinity.

Landscaping

Of the proposed 36,650 square feet of open space, 12,350 square feet would be 
provide through private open space. The remaining open space is provided as indoor 
and outdoor common open space. As discussed above, the common open space will 
be provided through a mid-block plaza along Main Street, two outdoor courtyards, a 
fitness center, lounge, recreation room, and roof terrace. The Project is conditioned to 
provide 25 percent of the open space areas as landscaped, for a total of 6,075 square 
feet of landscaped area, in addition, the Project is providing 95 trees.

Trash Collection

The Project proposes to provide a trash and recycling area within the building. The 
common area for the collection would be located within the parking area on the ground 
floor towards the rear of the site.

Fences and/or Walls

The proposed project does not incorporate fences and/or walls.
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Sustainability

The Project has proposed the installation of wiring for the future installation of electric 
vehicle charging stations for 20 percent of the proposed parking, the immediate 
installation of electric vehicle charging stations for five percent of the proposed parking 
spaces, and would install operational photovoltaic system (solar) that would offset the 
electrical demand of the EV chargers and other on-site electrical uses. The immediate 
installation of the charging stations and solar would be in excess of building code 
requirements. The electric vehicle charging spaces and solar panels will improve 
habitability for residents and neighboring properties by reducing the level of 
greenhouse gas emissions and fuel consumption from the Project site, in spite of 
increased parking capacity, through encouraging the use of low or zero emission 
vehicles. The EV ready parking spaces will also provide residents who use an electric 
vehicle a direct service amenity.

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

c.

The Project proposes 36,380 square feet of usable open space. This includes the public 
plazas located on Main Street, as well as two courtyards, one of which contains a pool, 
and indoor spaces such as a fitness area, recreation room, and lounge. This variety of 
open spaces will provide multiple amenities for the use of residents which will reduce the 
impact on neighboring properties. In addition, the 4,000 square foot public plaza will 
function as a neighborhood amenity, providing new public space in an area which is 
lacking in public gathering spaces.

Environmental Findings

9. Environmental Finding. A Mitigated Negative Declaration (MND), along with mitigation 
measures and a Mitigation Monitoring Program (ENV-2016-3825-MND), was prepared for 
the proposed project in compliance with the California Environmental Quality Act (CEQA). 
The MND was circulated for public review on October 4, 2017. No comments were received. 
On the basis of the whole of the record before the lead agency including any comments 
received, the lead agency finds that, with imposition of the mitigation measures described 
in the MND there is no substantial evidence that the proposed project will have a significant 
effect on the environment. The attached Mitigated Negative Declaration reflects the lead 
agency’s independent judgement and analysis. The records upon which this decision is 
based are with the Environmental Review Section of the City Planning Department in Room 
750, 200 North Spring Street.

10. 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 
X, areas outside of the Flood Zone.


