
FINDINGS

General Plan/Charter Findings

1. General Plan.

General Plan Land Use Designation. The subject property is located within the Wilshire 
Community Plan which was updated by the City Council on September 19, 2001.

a.

The plan map designates the subject property as Regional Center Commercial land use 
with corresponding zones of CR, C1.5, C2, C4, P, PB, RAS3, RAS4, R3, R4 and R5. The 
subject property is zoned PB-2 and C4-2. The Zone Change to the (T)(Q)C4-2 Zone is 
consistent with the range of zones within the Regional Center Commercial land use 
designation.

Therefore, the project is consistent with the General Plan as reflected in the adopted 
Community Plan.

b. Land Use Element.

Wilshire Community Plan. The Community Plan text includes the following relevant land 
use objectives and policies:

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

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

Policy 1-1.1: Protect existing stable single family and low density residential 
neighborhoods from encroachment by higher density residential uses and 
other uses that are incompatible as to scale and character, or would otherwise 
diminish quality of life.

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

Objective 1-2: Reduce vehicular trips and congestion by developing new housing 
in close proximity to regional and community commercial centers, subway stations 
and existing bus route stops.

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

Objective 1-4: Provide affordable housing and increased accessibility to more 
population segments, especially students, the handicapped and senior citizens.

Policy 1-4.1: Promote greater individual choice in type, quality, price and 
location of housing.

Policy 1-4.2: Ensure that new housing opportunities minimize displacement of 
residents.
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Policy 1-4.3: Encourage multiple family residential and mixed use development 
in commercial zones.

The Zone Change to the (T)(Q)C4-2 Zone protects surrounding stable single-family 
and low-density residential neighborhoods from encroachment by higher density 
residential uses by allowing for the development of 132 dwelling units on a lot 
designated and zoned for multi-family uses. The project reduces vehicular trips and 
congestion by locating new housing within 500 of regional transit services 
(Wilshire/Western Purple Line Metro Station, Metro Rapids 710, 720 and 757, and Big 
Blue Bus Rapid 7). The project increases the housing stock, promoting greater 
individual choice in housing without displacing any existing residents.

Goal 2: Encourage strong and competitive commercial sectors which promote 
economic vitality and serve the needs of the Wilshire community through well- 
designed, safe and accessible areas, while preserving historic and cultural character.

Objective 2-1: Preserve and strengthen viable commercial development and 
provide additional opportunities for new commercial development and services 
within existing commercial areas.

Policy 2-1.1: New commercial uses should be located in existing established 
commercial areas or shopping centers.

Policy 2-1.2: Protect existing and planned commercially zoned areas, 
especially in Regional Commercial Centers, from encroachment by standalone 
residential development by adhering to the community plan land use 
designations.

Objective 2-2: Promote distinctive commercial districts and pedestrian-oriented 
areas.

Policy 2-2.1: Encourage the incorporation of retail, restaurant, and other 
neighborhood serving uses in the first floor street frontage of structures, 
including mixed use projects located in Neighborhood Districts.

The Zone Change to the (T)(Q)C4-2 Zone promotes the economic vitality and serves 
the needs of the Wilshire community by allowing for the redevelopment of parking 
garage with 132 dwelling units and 900 square feet of ground floor commercial floor 
area along Western Avenue. The mixed-use project protects existing and planned 
commercially zoned areas from encroachment by standalone residential development.

Therefore, the project is consistent with the Wilshire Community Plan.

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

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

Objective 3.1: Accommodate a diversity of uses that support the needs of the 
City's existing and future residents, businesses, and visitors.

Policy 3.1.4: Accommodate new development in accordance with land use 
and density provisions of the General Plan Framework Long-Range Land Use 
Diagram.

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

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

Policy 3.2.2:
Diagram, community plans, and other implementing tools, patterns and types 
of development that improve the integration of housing with commercial uses 
and the integration of public services and various densities of residential 
development within neighborhoods at appropriate locations.

Establish, through the Framework Long-Range Land Use

Objective 3.4: 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.

The Zone Change to the (T)(Q)C4-2 Zone allows for the development of a mixed-use 
project that provides 132 dwelling units and 900 square feet of ground floor commercial 
floor area, thereby contributing toward and facilitating the City’s long-term economic 
viability and vision for a more liveable city.

The Zone Change is proper in relation to the project’s location within a Regional 
Center, its location along a major thoroughfare (Western Avenue) and its proximity to 
rail and bus transit stations and corridors (Wilshire/Western Purple Line Metro Station, 
Metro Rapids 710, 720 and 757, and Big Blue Bus Rapid 7). The Zone Change allows
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for more intense, mixed-use development of the subject property, while reducing 
vehicular trips to and from the project, vehicle miles traveled, and air pollution.

Additionally, the project’s location on an existing, under-utilized, commercially and 
residentially zoned property enables the city to conserve nearby existing stable 
residential neighborhoods and lower-intensity commercial districts by allowing 
controlled growth away from such neighborhoods and districts.

Therefore, the Zone Change to the (T)(Q)C4-2 Zone is consistent with the Distribution 
of Land Use goals, objectives and policies of the General Plan Framework Element.

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 3.10.1: Accommodate land uses that serve a regional market in areas 
designated as "Regional Center". Retail uses and services that support and 
are integrated with the primary uses shall be permitted. The range and 
densities/intensities of uses permitted in any area shall be identified in the 
community plans.

The Zone Change to (T)(Q)C4-2 allows for the development of a mixed-use project 
that provides 132 dwelling units and 900 square feet of ground floor commercial floor 
area, including retail and restaurant uses, all within 500 feet of existing regional transit 
services (Wilshire/Western Purple Line Metro Station, Metro Rapids 710, 720 and 757, 
and Big Blue Bus Rapid 7).

Therefore, the Zone Change is consistent with the Regional Centers goals, objectives 
and policies of the General Plan Framework Element.

Goal 5A: A liveable City for existing and future residents and one that is attractive to 
future investment. A City of interconnected, diverse neighborhoods that builds on the 
strengths of those neighborhoods and functions at both the neighborhood and citywide 
scales.

Objective 5.2: Encourage future development in centers and in nodes along 
corridors that are served by transit and are already functioning as centers for the 
surrounding neighborhoods, the community or the region.

Policy 5.2.2: Encourage the development of centers, districts, and selected 
corridor/boulevard nodes such that the land uses, scale, and built form allowed 
and/or encouraged within these areas allow them to function as centers and 
support transit use, both in daytime and nighttime. Additionally, develop these 
areas so that they are compatible with surrounding neighborhoods.

Policy 5.2.3: Encourage the development of housing surrounding or adjacent 
to centers and along designated corridors, at sufficient densities to support the 
centers, corridors, and the transit system.
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The Zone Change to the (T)(Q)C4-2 Zone allows for the development of a mixed-use 
project within a Regional Center and along a major thoroughfare (Western Avenue) 
that provides 132 dwelling units and 900 square feet of ground floor commercial floor 
area, including retail and restaurant uses, all within 500 feet of existing regional transit 
services (Wilshire/Western Purple Line Metro Station, Metro Rapids 710, 720 and 757, 
and Big Blue Bus Rapid 7).

Therefore, the Zone Change is consistent with the Urban Form and Neighborhood 
Design goals, objectives and policies of the General Plan Framework Element.

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

Goal 1/ Housing Production and Preservation.

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

Policy 1.1.3:
different housing types that address the particular needs of the city’s 
households.

Facilitate new construction and preservation of a range of

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

Objective 1.4: Reduce regulatory and procedural barriers to the production and 
preservation of housing at all income levels and needs.

Policy 1.4.1: Streamline the land use entitlement, environmental review, and 
building permit processes, while maintaining incentives to create and preserve 
affordable housing.

The Zone Change to the (T)(Q)C4-2 Zone implements the Housing Element by increasing 
the housing supply consistent with the Regional Center Commercial land use designation. 
By having a consistent (T)(Q)C4-2 Zone across the entire site, the project achieves the 
production of new housing opportunities, meeting the needs of the city, while offering 132 
studio apartments that address the particular needs of the city’s households.

Furthermore, the Zone Change to the (T)(Q)C4-2 Zone streamlines the land use 
entitlement, environmental review, and building permit process by establishing a singular 
regulatory standard across the entire site which allows for the construction of 132 dwelling 
units, as opposed to the project going through multiple individual entitlements.

Therefore, the Zone Change is consistent with the Housing Element goals, objectives and 
policies of the General Plan.

e. The Mobility Element of the General Plan (Mobility Plan 2035) is not likely to be affected 
by the recommended action herein. Western Avenue, abutting the property to the east, is
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an Avenue II, dedicated to a width of 92 feet and improved with asphalt roadway and 
concrete curb, gutter and sidewalk. Manhattan Place Avenue, abutting the property to the 
west, is a Local Street dedicated to a width of 75 feet and improved with asphalt roadway 
and concrete curb, gutter and sidewalk. A three-foot dedication along Western Avenue is 
required for the purpose of widening the sidewalk

Western Avenue is included in the Transit Enhanced Network (Moderate Plus Transit 
Enhanced Streets) in Mobility Plan 2035. The project as designed will support the 
development of these Networks and meets the following goals and objectives of Mobility 
Plan 2035:

Policy 2.3: 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.

Policy 2.10: Facilitate the provision of adequate on and off-street loading areas.

The proposed project has been designed with one, one-way driveway along Wilshire 
Boulevard which will provide access to the commercial parking only. The loading dock 
is located within the structure and out of view from the public right-of-way.

Policy 3.1: Recognize all modes of travel, including pedestrian, bicycle, transit, and 
vehicular modes - including goods movement - as integral components of the City’s 
transportation system.

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

Policy 3.4: 
convenient, and attractive transit services.

Provide all residents, workers and visitors with affordable, efficient,

Policy 3.5: Support "first-mile, last-mile solutions” such as multi-modal transportation 
services, organizations, and activities in the areas around transit stations and major 
bus stops (transit stops) to maximize multi-modal connectivity and access for transit 
riders.

Policy 3.7: Improve transit access and service to major regional destinations, job 
centers, and inter-modal facilities.

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

The project’s proximity to existing regional transit services (within 500 feet of the 
Wilshire/Western Purple Line Metro Station, Metro Rapids 710, 720 and 757, and Big 
Blue Bus Rapid 7) will reduce vehicular trips to and from the project, vehicle miles 
traveled, and will contribute to the improvement of air quality. The adjacency of the 
regional transit services along with the creation of 132 dwelling units and 900 square 
feet of commercial floor area ties the proposed project into a regional network of transit 
and housing.

In addition, the proposed project is required to provide a total of 149 bicycle parking 
spaces, including 145 spaces for residences (132 short-term and 13 long-term spaces) 
and 4 for the commercial uses (2 short-term and 2 long-term spaces). A bicycle room
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is located at the northern portion of the first level of the garage and includes a 
workspace to allow bicyclists to maintain their bicycles.

Policy 4.8: Encourage greater utilization of Transportation Demand Management 
(TDM) strategies to reduce dependence on single-occupancy vehicles.

The provision to unbundle parking from residential lease agreements will encourage 
tenants who do not own automobiles to take tenancy within the project.

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

As conditioned, a minimum of 20% of all new parking spaces will be installed as 
electronic vehicle-ready.

Lastly, the Department of Transportation determined that the project, which for 
environmental purposes includes the adaptive re-use of the adjacent 12-story office 
building, would not result in any significant impacts to traffic or circulation.

Therefore, the Zone Change to the (T)(Q)C4-2 Zone is consistent with Mobility Plan 
2035 goals, objectives and policies of the General Plan.

f. The Air Quality Element of the General Plan will be implemented by the recommended 
action herein. The Air Quality Element sets forth the goals, objectives and policies which 
will guide the City in the implementation of its air quality improvement programs and 
strategies. The Air Quality Element recognizes that air quality strategies must be 
integrated into land use decisions and represent the City’s effort to achieve consistency 
with regional Air Quality, Growth Management, Mobility and Congestion Management 
Plans. The Air Quality Element includes the following Goal and Objective relevant to the 
instant request:

Goal 5: Energy efficiency through land use and transportation planning, the use of 
renewable resources and less polluting fuels, and the implementation of 
conservation measures including passive methods such as site orientation 
and tree planting.

Objective 5.1: It is the objective of the City of Los Angeles to increase energy 
efficiency of City facilities and private developments.

As conditioned, the project has been conditioned to install a photovoltaic system over a 
minimum of 15% of the area of the rooftop.

g. The Conservation Element of the General Plan will be implemented by the 
recommended action herein. The Conservation Element sets forth the goals, objectives 
and policies which will guide the City in the implementation of its air quality improvement 
programs and strategies. The Conservation Element recognizes that conservation 
strategies must be integrated into land use decisions and represent the City’s effort to 
protect natural resources. The Conservation Element includes the following Goal relevant 
to the instant request:

Goal 1: A city that preserves, protects and enhances its existing natural and related 
resources.
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The project has been conditioned to install, to the extent feasible, an operable recycled 
water pipe system for onsite greywater use which will reduce the projects demand for 
potable water.

h. The Sewerage Facilities Element of the General Plan will not be affected by the 
recommended action. While the sewer system might be able to accommodate the total 
flows for the proposed project, further detailed gauging and evaluation may be needed as 
part of the permit process to identify a specific sewer connection point. If the public sewer 
has insufficient capacity then the developer will be required to build sewer lines to a point 
in the sewer system with sufficient capacity. A final approval for sewer capacity and 
connection permit will be made at that time. Ultimately, this sewage flow will be conveyed 
to the Hyperion T reatment Plant, which has sufficient capacity for the project.

Zone Change

2. Pursuant to Section 12.32-C of the Municipal Code, the zone change is in conformance 
with the public necessity, convenience, general welfare and good zoning practice.

Public Necessity: Approval of the Zone Change to the (T)(Q)C4-2 Zone is necessary in 
order for the project to be considered under one zone rather than multiple zones. The 
mixed-use development is consistent with the type of development encouraged by the 
General Plan Framework Element and the Wilshire Community Plan, with regard to 
Regional Center development, as outlined above.

a.

Convenience: The project will redevelop an under-utilized commercially and residentially 
zoned property that is within 500 feet of the Wilshire/Western Purple Line Metro Station, 
Metro Rapids 710, 720 and 757, and Big Blue Bus Rapid 7. The project, with 132 dwelling 
units and 900 square feet of commercial floor area will provide new housing commercial 
opportunities within walking distance to surrounding residences and public transit.

b.

General Welfare: Granting the Zone Change to the (T)(Q)C4-2 Zone allows for the 
development of a mixed-use project with 132 dwelling units and 900 square feet of 
commercial floor area will support the Wilshire community by providing additional housing 
and commercial opportunities, as well as enhance the urban environment, by encouraging 
daytime and nighttime activity on an under-utilized site with a Regional Center. Given the 
project’s proximity to existing regional transit services, the project will provide new housing 
opportunities and amenities at both the local and regional scale.

c.

Good Zoning Practices: Approval of the Zone Change to the (T)(Q)C4-2 Zone with 132 
dwelling units and 900 square feet of commercial floor area consistent with the type of 
development encouraged by the General Plan Framework Element and the Wilshire 
Community Plan, with regard to Regional Center development, as outlined above. 
Granting the Zone Change to the (T)(Q)C4-2 Zone will support the Wilshire community by 
allowing for the development of Regional Center that provides new housing and 
commercial opportunities while enhancing the urban environment, encouraging daytime 
and nighttime activity within an under-utilized site with a Regional Center.

d.

Zoning Administrator’s Adjustment - Side Yard

3. While site characteristics or existing improvements make strict adherence to the 
zoning regulations impractical or infeasible, the project nonetheless conforms with the 
intent of those regulations.
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The project involves the construction, use and maintenance of a new, five-story residential 
structure over and existing four-story parking garage for a total of nine (9) stories. The project 
would include 132 studio units and 900 square feet of commercial floor area with a total of 
265 automobile parking spaces and 149 bicycle parking spaces.

Along the northern property line, the existing parking garage provides a zero-foot side yard, 
while along the southern property line the existing building provides an 11-foot, six-inch (11’
6”) side yard. As proposed, the five-story addition above the parking garage provides a 10- 
foot northerly side yard and a zero-foot southerly side yard. Typically, a nine-story building 
would require 12-foot side yards and a five-story building (similar to the proposed addition) 
would require eight-foot side yards.

While the northerly side yard proposed does not conform to the setback requirements of a 
nine-story building, the five-story addition would conform to the eight-foot side yard 
requirement if it were not otherwise sitting on top of a four-story structure. The reduced 
southerly side yard is for the eastern half of the building and is necessitated by the ground 
floor residential lobby which, if required to be within the existing parking garage, would require 
significant modifications to the ground layout of the parking garage. To the south of the 
subject property is an approximately 20-foot wide courtyard which separates the proposed 
project from the adjacent office building.

Therefore, with regard to the northerly side yard, the proposed project conforms with the intent 
of the side yard requirements in that it provides a 10-foot yard for what is otherwise a new 
five-story building; and with regard to the southerly side yard, the proposed project conforms 
with the intent of the side yard requirements because relocating the residential lobby to within 
the parking garage would be impractical and infeasible.

4. The project's location, size, height, operations and other significant features will be 
compatible with and will not adversely affect or further degrade adjacent properties, 
the surrounding neighborhood, or the public health, welfare, and safety.

The project involves the construction, use and maintenance of a new, five-story residential 
structure over and existing four-story parking garage for a total of nine (9) stories. The project 
would include 132 studio units and 900 square feet of commercial floor area with a total of 
265 automobile parking spaces and 149 bicycle parking spaces.

The subject property is a flat, irregular-shaped, 33,014 square-foot corner lot with a 145-foot 
frontage along Western Avenue and a 75-foot frontage along Manhattan Place. The property 
is developed with a four-story parking garage, built in 1967.

The property is located within the Wilshire Community Plan which designates the property for 
Regional Center Commercial land uses with corresponding zones of CR, C1.5, C2, C4, P, PB 
RAS3, RAS4, R3, R4 and R5. The site is currently zoned C4-2, C2-2 and PB-2. The applicant 
has requested a Zone Change to the C4-2 for the entire site. The subject property is located 
within any Specific Plan or Overlay District. The property is not located within 500 feet of a 
public school or public park.

The properties immediately abutting the subject property to the north and south consist of an 
eight-story parking garage and a 12-story office building, respectively. The eight-story parking 
garage is built to the adjoining property line with no openings and the 12-story office building 
is setback from the adjoining property line by approximately 20 feet to accommodate an 
existing courtyard.
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Therefore, the reduced northerly and southerly side yard setbacks will be compatible with and 
will not adversely affect or further degrade adjacent properties, the surrounding neighborhood, 
or the public health, welfare, and safety.

5. The project substantially conforms with the purpose, intent and provisions of the 
General Plan, the applicable community plan, and any applicable specific plan

Pursuant to L.A.M.C. Section 12.36-D, when acting on multiple applications for a project, 
when appropriate, findings may be made by reference to findings made for another application 
involving the same project. This finding is substantially identical to the finding found earlier 
in this document as Finding No. 1 in the Vesting Zone Change Findings in accordance with 
L.A.M.C. Section 12.32 and is hereby incorporated by reference.

Specifically, the project will result in the development of an under-utilized property by 
constructing 132 new dwelling units at a major transportation node in the City without 
displacing any existing residents.

Reduction in Open Space

6. The open space provided conforms with the objectives of the open space requirements 
for six or more dwelling units.

The project involves the construction, use and maintenance of a new, five-story residential 
structure over and existing four-story parking garage for a total of nine (9) stories. The project 
would include 132 studio units and 900 square feet of commercial floor area with a total of 
265 automobile parking spaces and 149 bicycle parking spaces.

The proposed project includes 11,880 square feet of open space throughout the site, including 
within both common and private open space areas. Below is a summary of the type and 
amount of open space provided by the proposed project:

Type of Open Space

Size (sq. ft.)Common

Courtyard @ Podium Level 1,570

Rock Deck A 2,441

Rock Deck D 1,068

Rock Deck C 1,801

Fitness Center @ Roof Level 1,500

Clubroom @ Roof Level 1,500

Total Provided 9,880

Private

Total Provided 2,000

Total Open Space (Private and Common)

Total Required 13,200

Total Provided 11,880

The objectives 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
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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 proposed project provides numerous areas for safe recreational activities, both indoor 
and outdoor including the fitness room, clubroom, putting green, a fire pit and BBQ area. The 
courtyard and rooftop deck provide increased natural light and ventilation to units that are 
internally located and would typically have substantially less access to light and air. In 
addition, all outdoor areas are well-landscaping, making for a more desirable living 
environmental for occupants

Therefore, the project conforms to the objectives of the open space requirements.

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

As discussed above, the proposed project is required 13,200 square feet of open space 
however provides 11,880 square feet throughout the site, including within both common and 
private open space areas. The project conforms to the Municipal Code standards with regard 
to providing common open space, including minimum horizontal dimensions and minimum 
floor area per common open space. The project also conforms to the Code standard with 
regard to private open space

Nevertheless, the proposed project provides well-designed common and private open space 
areas which included a variety of amenities offsetting the reduced amount of area dedicated 
to open space.

Therefore, the project complies with the total usable open space requirements.

Site Plan Review Findings

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

Pursuant to L.A.M.C. Section 12.36-D, when acting on multiple applications for a project, 
when appropriate, findings may be made by reference to findings made for another application 
involving the same project. This finding is substantially identical to the finding found earlier 
in this document as Finding No. 1 in the Vesting Zone Change Findings in accordance with 
L.A.M.C. Section 12.32 and is hereby incorporated by reference.

Specifically, the project will result in the development of an under-utilized property by 
constructing 132 new dwelling units at a major transportation node in the City without 
displacing any existing residents. The project also will incorporate the existing garage 
structure into the design of the project, thereby preserving the City’s history.

9. 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 neighboring properties.

The project involves the construction, use and maintenance of a new, five-story residential 
structure over and existing four-story parking garage for a total of nine (9) stories. The project
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would include 132 studio units and 900 square feet of commercial floor area with a total of 
265 automobile parking spaces and 149 bicycle parking spaces.

The subject property is a flat, irregular-shaped, 33,014 square-foot corner lot with a 145-foot 
frontage along Western Avenue and a 75-foot frontage along Manhattan Place. The property 
is developed with a four-story parking garage, built in 1967.

The property is located within the Wilshire Community Plan which designates the property for 
Regional Center Commercial land uses with corresponding zones of CR, C1.5, C2, C4, P, PB 
RAS3, RAS4, R3, R4 and R5. The site is currently zoned C4-2, C2-2 and PB-2. The applicant 
has requested a Zone Change to the C4-2 for the entire site. The subject property is located 
within any Specific Plan or Overlay District. The property is not located within 500 feet of a 
public school or public park.

Other developments in the surrounding area include the following:

Address No. of Stories FAR

3800 Wilshire Boulevard 22 18:1
3801 Wilshire Boulevard 13 7.2:1

619 Manhattan Place 12 3.7:1

3900 Wilshire Boulevard 4 5.3:1

3925 Wilshire Boulevard 6 3.2:1

3960 Wilshire Boulevard 5 3.5:1

4055 Wilshire Boulevard 5 4.1:1

Based on the above, table the proposed building is compatible with the scale and character 
of the adjacent properties and surrounding neighborhood.

The project includes 900 square feet of ground floor commercial floor area which would be 
located along Western Avenue, with no commercial floor area along Manhattan Place, 
consistent with the existing development pattern.

The subject parking garage currently provides required parking for the adjacent 12-story office 
building to the south. As such, while the proposed project is only required 132 automobile 
parking spaces (113 spaces after bicycle parking reductions), the maintenance of the addition 
152 automobile parking spaces is required for the adjacent office building. Access to the 
proposed project is obtained from a two-way driveway along Western Avenue and a two-way 
driveway along Manhattan Place.

The proposed project is required to provide a total of 149 bicycle parking spaces, including 
145 spaces for residences (132 short-term and 13 long-term spaces) and 4 for the commercial 
uses (2 short-term and 2 long-term spaces). A bicycle room is located at the northern portion 
of the first level of the garage and includes a workspace to allow bicyclists to maintain their 
bicycles.

All outdoor lighting will be designed and installed with shielding, such that the light source 
cannot be seen from adjacent residential properties, the public right-of-way, nor from above.

Therefore, the arrangement of buildings and structures (including height, bulk and setbacks), 
off-street parking facilities, loading areas, lighting, landscaping, trash collection, and other



CPC-2016-3497-VZC-ZAA-MSC-SPR F-13

such pertinent improvements that will be compatible with existing and future development on 
neighboring properties.

10. That any residential project provides recreational and service amenities in order to 
improve habitability for the residents and minimize impacts on neighboring 
properties.

The project involves the construction, use and maintenance of a new, five-story residential 
structure over and existing four-story parking garage for a total of nine (9) stories. The project 
would include 132 studio units and 900 square feet of commercial floor area with a total of 
265 automobile parking spaces and 149 bicycle parking spaces.

The proposed project includes 11,880 square feet of open space throughout the site, including 
within both common and private open space areas. Below is a summary of the type and 
amount of open space provided by the proposed project:

Type of Open Space

Size (sq. ft.)Common

Courtyard @ Podium Level 1,570

Rock Deck A 2,441

Rock Deck D 1,068

Rock Deck C 1,801

Fitness Center @ Roof Level 1,500

Clubroom @ Roof Level 1,500

Total Provided 9,880

Private

Total Provided 2,000

Total Open Space (Private and Common)

Total Required 13,200

Total Provided 11,880

Within the open space outlined above, the project will include view decks with lounge seating, 
built-in bench seating, shade elements, fire pits, a putting green, BBQ facilities, and dining 
tables and seating. The project will also provide 900 square feet of ground floor commercial 
floor area which will provide an additional amenity to the project’s residents.

Therefore, the proposed project provides recreational and service amenities in order to 
improve habitability for the residents and minimize impacts on neighboring properties.

Environmental Findings

11. Environmental Finding. The City Planning Commission found, in consideration of the whole 
of the administrative record, that the project was assessed in Mitigated Negative Declaration 
Case No. ENV-2016-3498-MND, adopted on February 18, 2018, ("Mitigated Negative 
Declaration”), and no subsequent EIR, negative declaration, or addendum is required for 
approval of the project.

12. 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.



CPC-2016-3497-VZC-ZAA-MSC-SPR F-14

172,081, have been reviewed and it has been determined that this project is located in Flood 
Zone X, areas determined to be outside the 0.2% annual chance floodplain. Currently, there 
are no flood zone compliance requirements for construction in these zones.


