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FINDINGS
(As amended by the City Planning Commission on November 8, 2018 and October 10, 2019)

Transfer of Floor Area Rights Findings. Pursuant to LAMC Section 14.5.6 B.2(a) and 
4(a), in order to approve a Transfer, the Commission shall find that:

1.

The increase in Floor Area generated by the proposed Transfer is appropriate 
with respect to location and access to public transit and other modes of 
transportation, compatible with other existing and proposed developments and 
the City's supporting infrastructure, or otherwise determined to be appropriate 
for the long-term development of the Central City.

a.

The Receiver Site (Project Site) is located on the southeast corner of Hill Street and 
Olympic Boulevard, within the South Park District of the Central City Community Plan 
area. The site has approximately 50,611 square feet of lot area and would ordinarily 
be permitted a maximum floor area of 303,666 square feet, or a 6:1 Floor Area Ratio 
(FAR). The Applicant has requested a Transfer of 354,277 square feet of floor area 
from the Donor Site located at 1201 South Figueroa Street (Los Angeles Convention 
Center), to permit a maximum 13:1 FAR on the Receiver Site. The properties to the 
north, south, and west have a land use designation of High Density Residential and 
are zoned [Q]R5-4D-O and [Q]R5-4D. The properties to the east have a land use 
designation of Regional Center Commercial and are zoned C2-4D-O-SN. The Project 
Site is located in an area which is developed with a mixture of low- to high-rise, mixed- 
use buildings. The adjacent property to the north, across Olympic Boulevard, is 
developed with a vacant one-story mini-shopping center. The adjoining property to the 
south is developed with the Mayan Theater. The adjacent properties to the east, 
across the public alley, are developed with one-story commercial buildings and a 12- 
story commercial office building. The adjacent properties to the west, across Hill 
Street, are developed with a one-story commercial building and a surface parking lot.

The Project Site is located 0.4 miles east of the Pico Metro Station which is serviced 
by the Metro Blue, Expo, and Silver Lines. The Blue Line provides light rail service 
from 7th Street / Metro Center Station to Downtown Long Beach, as well as connecting 
services to the Metro Green Line. The Green Line provides services from Norwalk to 
Redondo Beach, as well as connecting services to LAX via a shuttle bus. The Metro 
Expo Line provides light rail service from the 7th Street / Metro Center Station to 
Downtown Santa Monica, while the Metro Silver Line provides bus rapid transit from 
the El Monte Station to Pacific / 21st Street in San Pedro. In addition to the Pico Metro 
Station, the site is located 0.6 miles southwest of the Pershing Square Metro Station 
which is serviced by the Metro Red, Purple, and Silver Lines. The Red Line provides 
service from Union Station to North Hollywood, where transit riders may transfer to the 
Metro Orange Line. The Orange Line is a rapid bus line which provides services from 
North Hollywood to Warner Center and Chatsworth. The Purple Line provides service 
from Union Station to Koreatown. Union Station allows passengers to connect to other 
transit opportunities such as the Metro Gold Line, which provides service from Azusa 
to East Los Angeles, Amtrak passenger rail, Metrolink commuter rail, and bus service 
for regional and local lines. The site is also located 0.5 miles south of the 7th Street / 
Metro Center Station, which is serviced by the Red, Purple, Blue, Expo, and Silver 
Lines.

In addition to the rail and bus rapid transit lines, Metro operates numerous local and 
limited bus routes within reasonable walking distance (one-quarter mile) of the Project 
Site. Metro bus lines 2/302, 4, 10/48, 14/37, 28, 45, 70, 71, 76, 78/79/378. 96, 728,
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745, 770, 66, 81, 90/91, 94 have stops which are located approximately one-quarter 
mile from the Project Site. The Project Site is also served by bus lines operated by 
LADOT Downtown Area Shuttle (DASH), Commuter Express (CE), Foothill Transit, 
Orange County Transportation Authority (OCTA), Santa Monica Big Blue Bus, 
Gardena Municipal Bus Lines, and Montebello Bus Lines. The Project Site is also 
situated within walking distance to retail, restaurants, entertainment, and other 
commercial businesses located in the Downtown area and in particular along the 
Broadway corridor.

The increase in floor area generated by the proposed Transfer would allow the 
development of the Receiver Site with 700 residential dwelling units, of varying unit 
types, and 15,000 square feet of ground floor commercial area. The Project is 
considered an infill development within a developed and improved area of the City, 
which was designated for high density residential development and regional serving 
commercial uses by the Community Plan. The proposed Transfer would be 
appropriate for the Receiver Site, which as discussed would be accessible by various 
modes of public transportation and transit, and would be compatible with existing and 
proposed developments in the area.

b. The Project is consistent with the purposes and objectives of the 
Redevelopment Plan;

The proposed Project would be located on a Receiver Site (Project Site) that is located 
within the City Center Redevelopment Plan. The City Center Redevelopment Plan was 
adopted in May 2002 by the Community Redevelopment Agency of Los Angeles 
(CRA/LA), which is now a Designated Local Authority. The City Center 
Redevelopment Plan has the primary objective of eliminating and preventing blight in 
the Redevelopment Project Area. The project is consistent with the objectives 
contained in Section 105 of the Redevelopment Plan, the objectives of the Plan are 
the following:

Objective 1: To eliminate and prevent the spread of blight and deterioration and to 
rehabilitate and redevelop the Project Area in accordance with this Plan.

Objective 2: To further the development of Downtown as the major center of the Los 
Angeles metropolitan region, within the context of the Los Angeles General Plan as 
envisioned by the General Plan Framework, Concept Plan, City-wide Plan portions, 
the Central City Community Plan, and the Downtown Strategic Plan.

Objective 3: To create an environment that will prepare, and allow, the Central City to 
accept that share of regional growth and development which is appropriate, and which 
is economically and functionally attracted to it.

Objective 4: To promote the development and rehabilitation of economic enterprises 
including retail, commercial, service, sports and entertainment, manufacturing, 
industrial and hospitality uses that are intended to provide employment and improve 
the Project Area’s tax base.

Objective 5: To guide growth and development, reinforce viable functions, and 
facilitate the redevelopment, revitalization or rehabilitation of deteriorated and 
underutilized areas.
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Objective 6: To create a modern, efficient and balanced urban environment for people, 
including a full range of around-the-clock activities and uses, such as recreation, 
sports, entertainment and housing.

Objective 7: To create a symbol of pride and identity which gives the Central City a 
strong image as the major center of the Los Angeles region.

Objective 8: To facilitate the development of an integrated transportation system which 
will allow for the efficient movement of people and goods into, through and out of the 
Central City.

Objective 9: To achieve excellence in design, based on how the Central City is to be 
used by people, giving emphasis to parks, green spaces, streetscapes, street trees, 
and places designed for walking and sitting, and to develop an open space 
infrastructure that will aid in the creation of a cohesive social fabric.

Objective 11: To preserve key landmarks which highlight the history and unique 
character of the City, blending old and new in an aesthetic realization of change or 
growth with distinction, and facilitating the adaptive reuse of structures of architectural, 
historic or cultural merit.

Objective 12: To provide a full range of employment opportunities for persons of all 
income levels.

Objective 13: To provide high and medium density housing close to employment and 
available to all ethnic, social and economic groups, and to make an appropriate share 
of the City’s low- and moderate-income housing available to residents of the area.

Objective 14: To provide the public and social services and facilities necessary to 
address the needs of the various social, medical and economic problems of Central 
City residents and to minimize the overconcentration or exclusive concentration of 
such services within the Project Area.

Objective 15: To establish an atmosphere of cooperation among residents, workers, 
developers, business, special interest groups and public agencies in the 
implementation of this Plan.

The Project has been reviewed by the Downtown Los Angeles Neighborhood Council 
(DLANC). DLANC submitted a letter of support for the Project that was dated June 
12, 2018, with a recommendation that the applicant provide pedestrian walkways 
during construction of the project in connection with any planned sidewalk closures. 
Condition No. 38 requires that access will remain unobstructed for land uses in 
proximity to the project site during project construction.

The Receiver Site is currently improved with a surface parking lot with four curb cuts 
along Hill Street and Olympic Boulevard. As such, the site does not have any key 
landmarks nor any structures on-site of architectural, historic or cultural merit that 
could be adaptively reused. The Project would redevelop the site with a mixed-use 
building containing 700 residential dwelling units and 15,000 square feet of ground 
floor commercial space. Off-site improvements, as part of the Project, would include 
the removal of two of the four curb cuts along Hill Street, planting additional street 
trees, and improvement of the alley (Blackstone Court). As discussed in Finding No. 
1(a), the site is located in an area that is well serviced by public transit, which provides 
regional and local access to a variety of employment centers in and outside of the City.
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The proposed ground floor commercial space would provide opportunities for local 
employment, while providing services and amenities to the new and existing residents 
in the area. The proposed density would add to the housing stock, with a variety of 
unit types to accommodate individuals and larger households. The Project would 
create new opportunities for homeownership with the recordation of the associated 
tract map, Case No. VTT-74760. It is anticipated that the new residents would shop, 
eat, entertain, and work at local business establishments in the area, thereby 
enhancing employment opportunities and the area’s tax base. As such, the Project is 
consistent with the purpose and objectives of the Redevelopment Plan.

The Transfer serves the public interest by complying with the requirements of 
Section 14.5.9 of this Code;

c.

As part of the Transfer Plan, a Public Benefit Payment is required and must serve a 
public purpose, such as: providing for affordable housing; public open space; historic 
preservation; recreational; cultural; community and public facilities; job training and 
outreach programs; affordable child care; streetscape improvements; public arts 
programs; homeless services programs; or public transportation improvements. The 
Transfer serves the public interest by facilitating a project that will contribute to the 
sustained economic vitality of the Central City area, and by contributing a total Public 
Benefit Payment of $12,740,000 (based on a formula that includes the Transfer of 
354,277 square feet) and a TFAR Transfer Payment of $1,771,385 (based on the 
Transfer of 354,277 square feet from the Convention Center multiplied by $5.00), in 
accordance with LAMC Section 14.5.10. The Public Benefit Payment consists of a 50 
percent cash payment of $6,370,000 to the Public Benefit Payment Trust Fund, and 
50 percent of the payment for public benefits to be directly provided by the applicant, 
as indicated in the table below.

Public Benefit Payment Transfer Plan
$12,740,000Total Public Benefit Payment
$6,370,00050% Public Benefit Cash Payment
$6,370,00050% Public Benefit Direct Provision

Allocation of Public Benefit Direct Provision
$3,594,000Pershing Square Improvement Fund 56.4%

$2,300,000Affordable Housing Trust Fund 36.1%

$476,000Enhanced Streetscape Improvements 
Total

7.5%
$6,370,000100%

The Transfer is in conformance with the Community Plan and any other relevant 
policy documents previously adopted by the Commission or the City Council.

d.

The Receiver Site (Project Site) of the Transfer is located within the Central City 
Community Plan, and has a land use designation of High Density Residential and is 
zoned [Q]R5-4D-O. The Community Plan describes the Transfer of Floor Area Rights 
(TFAR) as follows (Page III-19):

“The transfer of floor area between and among sites is an important tool for 
Downtown to direct growth to areas that can best accommodate increased 
density and from sites that contain special uses worth preserving or 
encouraging."
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The site is subject to Development "D” Limitation, contained in Subarea 2645 of 
Ordinance No. 164,307, which would limit the FAR to 6:1, unless a transfer of floor 
area is approved. The Transfer would transfer 354,277 square feet of unused, 
allowable floor area from the Donor Site (Los Angeles Convention Center) and would 
permit a maximum FAR of 13:1 on the Receiver Site, which would be consistent with 
Community Plan and other relevant policy documents which provides for a transfer of 
floor area up to a 13:1 FAR. As further discussed in Finding No. 3(a), the Transfer 
would permit the development of the Receiver Site with a Project that is consistent 
with the objectives and policies of the Community Plan, as well as the applicable 
design guide.

Conditional Use Permit Findings.2.

a. The project will enhance the built environment in the surrounding neighborhood 
or will perform a function or provide a service that is essential or beneficial to 
the community, city, or region.

The Project would redevelop a surface parking lot with a mixed-use building containing 
700 residential dwelling units and 15,000 square feet of ground floor commercial 
space. Off-site improvements, as part of the Project, would include the removal of two 
of the four curb cuts along Hill Street, the planting of additional street trees, and 
improvement of the alley (Blackstone Court). As discussed in Finding No. 1(a), the site 
is located in an area that is well serviced by public transit, which provides regional and 
local access to a variety of employment centers in and outside of the City. The 
proposed ground floor commercial space would provide opportunities for local 
employment, while providing services and amenities to the new and existing residents 
in the area. The proposed density would add to the housing stock, with a variety of 
unit types to accommodate individuals and larger households. The Project would 
create new opportunities for homeownership with the recordation of the associated 
tract map, Case No. VTT-74760. It is anticipated that the new residents would shop, 
eat, entertain, and work at local business establishments in the area, thereby 
enhancing employment opportunities and the area’s tax base. As such, the Project 
both enhances the built environment in the surrounding neighborhood and performs a 
function that is beneficial to the community, city, or region.

The applicant has requested a Master Conditional Use Permit, pursuant to LAMC 
Section 12.24 W.1, to permit the sale and dispensing of alcoholic beverages in 
conjunction with up to four establishments on the ground floor of the Project. Maximum 
cumulative square footage would not exceed 15,000 square feet. The potential sale 
and dispensing of alcoholic beverages will provide a service that is beneficial to the 
region by providing food service and amenities to the public, employees, and nearby 
residents alongside alcoholic beverage options in a neighborhood that is steadily 
accommodating residential and commercial uses. The service of alcoholic beverages 
in food establishments has become accepted as a desirable and expected use that is 
meant to complement food service. Since alcoholic beverage service is a common and 
expected amenity with meal service for many patrons, the grant for alcohol sales will 
be desirable to the public convenience and welfare. The project will provide increased 
opportunities for quality food and may serve as a central meeting point for the 
neighborhood. The sale of alcoholic beverages is anticipated to be an ancillary use to 
the tenant uses. As conditioned herein, the project would enhance the built 
environment in the surrounding neighborhood and would provide a service that would 
be beneficial to the community.
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b. 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 Site is located on the southeastern corner of Hill Street and Olympic 
Boulevard within the South Park District of the Central City Community Plan area, and 
is located near the Historic Downtown District to the north. The adjacent property to 
the north, across Olympic Boulevard, is zoned [Q]R5-4D and developed with a vacant 
one-story mini-shopping center. The adjoining property to the south is zoned [Q]R5- 
4D-O and developed with the Mayan Theater. The adjacent properties to the east, 
across the public alley, are zoned C2-4D-O-SN and developed with one-story 
commercial buildings and a 12-story commercial office building. The adjacent 
properties to the west, across Hill Street, are zoned [Q]R5-4D-O and developed with 
a one-story commercial building and a surface parking lot. The Project proposes to 
develop the site with a 60-story mixed-use building which would consist of seven 
subterranean levels of parking; a four-story podium with parking, commercial, and 
residential uses; and dwelling units on Floors 5 through 60 of the residential tower. As 
part of the South Park District, the proposed use as a high-density residential tower is 
compatible with the surrounding neighborhood, and as further discussed in Finding 
No. 3(b), the Project’s size, height, and operations are appropriate given its location 
and will therefore not adversely affect the public health, welfare, and safety as 
conditioned.

The applicant seeks the on-site sale of a full line of alcoholic beverages in conjunction 
with the proposed Project. The inclusion of alcohol uses will allow for added vibrancy 
within the project, which is appropriate for a mixed-use transit priority project. The 
establishments serving alcohol will be carefully controlled and monitored, while being 
compatible with immediately surrounding uses which are mixed-use buildings. The 
proposed Project will provide a place for visitors to eat, drink, and socialize; as such, 
the sale of alcoholic beverages is a normal part of restaurant operation and an 
expected amenity.

Additionally, the conditions recommended herein will ensure that the establishment 
will not adversely affect or further degrade the surrounding neighborhood, or the public 
health, welfare, and safety. The project is not located directly adjacent to any 
properties that could be degraded by the grant of alcohol uses. Approval of the 
conditional use will contribute to the success and vitality of the commercial 
development and help to reinvigorate the site and vicinity. Since the alcohol sales will 
be incidental to food service, permitting alcohol sales on the site will not be detrimental 
to the development of the community.

Furthermore, it is noted that the property owner or individual operator shall file a Plan 
Approval pursuant to Section 12.24 M of the Los Angeles Municipal Code in order to 
implement and utilize the Conditional Use authorization granted herein for each 
individual venue. The purpose of the Plan Approval determination is to review each 
proposed establishment in greater detail, to consider more specific floor plans and to 
tailor site-specific conditions of approval for each of the premises, including, but not 
limited to: hours of operation; seating capacity; size; operational conditions; security; 
noise mitigation; and/ or any requirement for a subsequent Plan Approval application 
to evaluate compliance and effectiveness with the conditions of approval. A public 
hearing for a Plan Approval may be waived at the discretion of the Chief Zoning 
Administrator.
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Thus, as conditioned, 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.

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

The Central City Community Plan designates the site with a land use designation of 
High Density Residential with the corresponding zone of R5. The site is zoned [Q]R5- 
4D-O and is consistent with the land use designation. As further discussed in Finding 
No. 3(a), the Project substantially conforms with the Central City Community Plan, as 
well as the Framework Element, Mobility Element, and Housing Element of the 
General Plan.

With respect to the sale and dispensing of alcoholic beverages, the Central City 
Community Plan is silent on alcohol sales. In such cases, the City Planning 
Commission must interpret the intent of the Plan. The Los Angeles Municipal Code 
authorizes the City Planning Commission to grant the requested conditional use in the 
zones corresponding to the Plan land use designation. The proposed project is a 
permitted use by the requested Plan land use category and zone in the Central City 
Community Plan. The conditional authorization for the sale of alcoholic beverages is 
allowed through the approval of the City Planning Commission subject to certain 
findings. The required findings in support of the Central City Community Plan have 
been made herein. Given the numerous conditions of approval, and the requirement 
for a subsequent Plan Approval for each establishment seeking to utilize this grant, 
the proposed use can be deemed to be in harmony with the General Plan.

d. The proposed use will not adversely affect the welfare of the pertinent 
community.

The subject site is located in an area that is characterized by mixed-use developments, 
including mid- and high-rise office buildings containing a variety of ground floor 
commercial uses. The Project adds to the range of goods and services that can be 
accessed in the area by a large office population, as well as a growing residential base 
in Downtown Los Angeles. Food and beverage uses are an intrinsic part of these 
service amenities necessary for the conservation, development, and success of a 
vibrant neighborhood.

As conditioned, the sale of alcoholic beverages for on-site consumption will not 
adversely affect the welfare of the pertinent community. Negative impacts commonly 
associated with the sale of alcoholic beverages, such as criminal activity, public 
drunkenness, and loitering can be mitigated by the imposition of conditions requiring 
deterrents against loitering and responsible management. The grant herein requires 
each establishment to file for a Plan Approval through the Zoning Administrator, who 
may impose additional requirements such as training provided by the Los Angeles 
Police Department’s Standardized Training for Alcohol Retailers (STAR) Program. 
Therefore, with the imposition of such conditions the sale of alcoholic beverages for 
on-site consumption will not adversely affect or further degrade adjacent properties, 
the surrounding neighborhood, or the public health, welfare and safety.

e. The granting of the application will not result in an undue concentration of 
premises for the sale or dispensing for consideration of alcoholic beverages,
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including beer and wine, in the area of the City involved, giving consideration to 
applicable State laws and to the California Department of Alcoholic Beverage 
Control’s guidelines for undue concentration; and also giving consideration to 
the number of proximity of these establishments within a one thousand foot 
radius of the site, the crime rate in the area (especially those crimes involving 
public drunkenness, the illegal sale or use of narcotics, drugs or alcohol, 
disturbing the peace and disorderly conduct), and whether revocation or 
nuisance proceedings have been initiated for any use in the area.

According to the California State Department of Alcoholic Beverage Control licensing 
criteria, six licenses (four on-site and two off-site) are allocated to the subject Census 
Tract No. 2079.00. There are currently 25 on-site and 7 off-site licenses within this 
census tract. Overconcentration can be undue when the addition of a license will 
negatively impact a neighborhood. Over concentration is not undue when the approval 
of a license does not negatively impact an area, but rather such a license benefits the 
public welfare and convenience. While this may appear as an overconcentration of 
licenses, ABC does not consider the expectation that restaurants with alcohol service 
are an expected amenity as part of the commercial developments containing 
restaurants.

Statistics from the Los Angeles Police Department reveal that in Crime Reporting 
District No. 185, which has jurisdiction over the subject property, a total of 264 crimes 
were reported in 2017 compared to the citywide average of approximately 191 crimes. 
Part 1 Crimes for the reporting district included: Rape (5), Robbery (25), Aggravated 
Assault (34), Burglary (20), Auto Theft (16), and Larceny (164). Part 2 Arrests for the 
reporting district include: Other Assaults (24), Forgery/Counterfeit (13), Weapons 
Violations (4), Narcotics/Drug Violations (14), Liquor Laws (34), Drunkenness (29), 
Disorderly Conduct (56), DWI Related (12), Traffic Violations (11), and Other 
Violations (58).

No evidence was submitted for the record by the LAPD or adjacent residents indicating 
or suggesting any link between the subject site and the neighborhood's crime rate. 
Further, there is no specifically established link between the above information and 
the property, since the statistics cover an entire district and do not pertain particularly 
to the subject site. The incorporation of conditions relative to the specific operation of 
the establishment was deemed necessary in order to mitigate any possible adverse 
impact on the welfare of the surrounding area. The public safety measures to mitigate 
potential nuisance activities have been incorporated into the grant to assure better 
oversight. Thus, as conditioned, it is not anticipated that the sale of alcoholic 
beverages for consumption on the premises would adversely affect the community 
welfare.

f. The proposed use will not detrimentally affect nearby residentially zoned 
communities in the area of the City involved, after giving consideration to the 
distance of the proposed use from residential buildings, churches, schools, 
hospitals, public playgrounds and other similar uses, and other establishments 
dispensing, for sale or other consideration, alcoholic beverages, including beer 
and wine.

The following sensitive uses are located within 1,000 feet of the subject site:

909 S. Grand Avenue 
919 S. Grand Avenue

• Fashion Institute of Design & Merchandising
• Grand Hope Park
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• YWCA
• Los Angeles Job Corps Center
• Residential Dwelling Units

1020 S. Olive Street 
1031 S. Hill Street

While there are residential dwelling units and a sensitive use located in proximity to 
the project site, the project will provide adequate security measures to discourage 
loitering, theft, vandalism and other nuisances. Furthermore, the proposed use will not 
detrimentally affect nearby residential properties and other sensitive uses because the 
urban environment mostly contains commercial and residential mixed-use buildings 
with residents that both expect and desire more commercial developments. While the 
sale of alcoholic beverages is important to the restaurants that will be located within 
the proposed project's tenant spaces, their sale and service will be incidental to 
primary operations and, as such, no detrimental effects should be expected from the 
proposed project.

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:

3.

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 Los Angeles General Plan Framework Element provides guidance regarding 
policy issues for the entire City, as well as sets forth a Citywide comprehensive long- 
range growth strategy and defines Citywide policies regarding such issues as land 
use, housing, urban form, neighborhood design, open space, economic development, 
transportation, infrastructure, and public services. As identified in the Figure 3-1, Metro 
Long Range Land Use Diagram of the Framework Element, the project site is located 
within an area designated as the Downtown Center. The Framework Element 
generally characterizes the Downtown Center as having up to a 13:1 FAR and high- 
rise buildings. The Framework Element contains the following relevant goals, and 
objectives, as it relates to Downtown Centers:

GOAL 3G: A Downtown Center as the primary economic, governmental, and social 
focal point of the region with an enhanced residential community.

Objective 3.11: Provide for the continuation and expansion of government, 
business, cultural, entertainment, visitor-serving, housing, 
industries, transportation, supporting uses, and similar 
functions at a scale and intensity that distinguishes and uniquely 
identifies the Downtown Center.

In addition to the goals, objectives, and policies regarding the Downtown Center, the 
Framework Element contains the following goals, and objectives as it relates to 
housing:

GOAL 3C: Multi-family neighborhoods that enhance the quality of life for the City's 
existing and future residents.

Objective 3.7: Provide for the stability and enhancement of multi-family 
residential neighborhoods and allow for growth in areas where
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there is sufficient public infrastructure and services and the 
residents' quality of life can be maintained or improved.

GOAL 4A: An equitable distribution of housing opportunities by type and cost 
accessible to all residents of the City.

Objective 4.1: Plan the capacity for and develop incentives to encourage 
production of an adequate supply of housing units of various 
types within each City subregion to meet the projected housing 
needs by income level of the future population.

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

The Project Site is located within the Central City Community Plan area, which is one 
of 35 Community Plans that the Land Use Element of the General Plan is comprised 
of. The Community Plan establishes goals, objectives, and policies for future 
developments at a neighborhood level and is further implemented through the Los 
Angeles Municipal Code (LAMC). The goals, objectives, and policies of the 
Community Plan and the applicable regulations contained within the LAMC would 
permit the development of the site in a manner that is consistent with the above 
referenced goals and objectives of the Framework Element. The Central City 
Community Plan contains the following relevant objectives, and policies:

Objective 1-1: To promote development of residential units in South Park.

Policy 1-1.1: Maintain zoning standards that clearly promote housing and limit 
ancillary commercial to that which meets the needs of neighborhood residents 
or is compatible with residential uses.

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

Objective 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 Project Site is located within the boundaries of the South Park District of the 
Community Plan area. The Project Site, which is designated by the Community Plan 
for High Density Residential land uses, is zoned [Q]R5-4D-O. While the R5 Zone would 
limit the density of the site to one dwelling unit per 200 square feet of lot area, it is not 
subject to the density provisions of the R5 Zone because the site is located within the 
boundaries of the Greater Downtown Housing Incentive area. As the intent of the 
incentive area is to provide additional housing, properties located within the 
boundaries of the incentive area are not subject to the minimum square foot per lot 
area regulations of the zone. The Project proposes to develop the site with a 60-story, 
mixed-use building with 700 residential dwelling units and approximately 15,000 
square feet of ground floor commercial uses. As proposed, the Project would be 
consistent with Objective 1-1, Policy 1-1.1 and Objective 2-4 by providing new housing 
opportunities within the South Park District and by providing ancillary commercial 
uses. The commercial space would serve to provide services and amenities to the new
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and existing residents, as well as employees in the area. The Project proposes to 
provide a variety of unit types which include: 140 studio units, 352 one-bedroom units 
with dens, 177 two-bedroom units, 26 two-bedroom units with dens, four sub
penthouse units, and one penthouse unit. The variety of unit typologies would provide 
a range of housing choices for existing and future residents of the Downtown area, 
consistent with Objective 1-2.

The Housing Element contains goals and objectives to encourage the development of 
"an adequate supply of rental and ownership housing” (Objective 1.1), as well as to 
“facilitate new construction and preservation of a range of different housing types that 
address the particular needs of the city’s households” (Policy 1.1.3). Incidental Case 
No. VTT-74760 would permit the merger and resubdivision of seven lots into one lot 
for residential and commercial condominium purposes, for a maximum of 700 
residential units and 15,000 square feet of commercial space.

As proposed, the mixed-use development would meet the objectives and policies of 
the Housing Element of the General Plan by providing a variety of unit types to 
accommodate individuals and households, and new homeownership opportunities. 
Additionally, the Housing Element contains the following goals, objectives, and 
policies:

GOAL 2: Safe, Livable, and Sustainable Neighborhoods.

Objective 2.1: Promote safety and health within neighborhoods.

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

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 Project proposes, and has been conditioned, to install rooftop solar panels 
equivalent to 10 percent of the rooftop area of the residential tower. The installation of 
solar panels will facilitate the reduction on energy consumption for residents. 
Additionally, the Project would provide 51,976 square feet of common open space, 
which would be located in the lobby lounge, fifth floor landscaped deck, and fifth floor 
amenity area, for the health and wellness of residents. As such, the project is 
consistent with Goal 2 of the Housing Element and aforementioned objectives and 
policies.

Hill Street is dedicated and improved to the Street Standards adopted for a Modified 
Avenue II, and the Applicant will be required to dedicate and improve Olympic 
Boulevard and Blackstone Court (alley) consistent with the Mobility Element and 
Downtown Street Standards. 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 proposed parking spaces be wired for the 
future installation of electric vehicle supply equipment (EVSE), with an additional five 
percent of parking spaces having EVSE installed. As conditioned, the Project would 
be able to provide a service to local residents and employees in the area, while 
encouraging the use of low and zero emission fuel sources and the infrastructure to
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support it. Additionally, the project would comply with existing Green Building codes, 
which were adopted to help facilitate the reduction of energy consumption.

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 Site is located on the southeast corner of Hill Street and Olympic 
Boulevard within the South Park District of the Central City Community Plan area, and 
is located near the Historic Downtown District to the north. The adjacent property to 
the north, across Olympic Boulevard, is zoned [Q]R5-4D and developed with a vacant 
one-story mini-shopping center. The adjoining property to the south is zoned [Q]R5- 
4D-O and developed with the Mayan Theater. The adjacent properties to the east, 
across the public alley, are zoned C2-4D-O-SN and developed with one-story 
commercial buildings and a 12-story commercial office building. The adjacent 
properties to the west, across Hill Street, are zoned [Q]R5-4D-O and developed with 
a one-story commercial building and a surface parking lot. The Project proposes to 
develop the site with a 60-story, mixed-use building which would consist of seven 
subterranean levels of parking; a four-story podium with parking, commercial, and 
residential uses; and dwelling units on Floors 5 through 60 of the residential tower. 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 South Park District and 
is located adjacent to the boundary of Historic Downtown District to the north. As 
indicated in Table 3-2 of the Downtown Design Guide, building walls or structural 
columns shall observe a setback between zero and five feet from the property line, 
while entryways, or other ground floor street wall elements, may be set back further. 
The building has been designed to primarily observe a zero-foot setback along Hill 
Street and Olympic Boulevard, with portions of the ground floor tenant spaces set back 
further than five feet to accommodate outdoor patio areas. The proposed setback 
would be consistent with the existing development of the adjacent properties. As 
proposed, the building would be consistent with Section 3.B of the Guide as it relates 
to building setbacks.

As the proposed building would have a maximum of 60 stories, the Downtown Design 
Guide characterizes the Project as a High-Rise building. The Project is consistent with 
Section 6-A,2 of the Guide by providing step-backs as the building ascends upward. 
The southern side of the building has a maximum of four stories, while the tower, 
located on the corner of Hill Street and Olympic Boulevard, would have a maximum of 
60 stories. The Project would be consistent with Table 6-1 of the Guide, which provides 
that buildings located within South Park north of Pico Boulevard should maintain 70 
percent of building frontage along the street and a minimum height of 45 feet (four 
stories).
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Off-Street Parking Facilities and Loading Areas

The Project Site is currently improved as a surface parking lot with 229 vehicle parking 
spaces available for use to the general public. The Project would replace the existing 
surface parking lot with a building that includes 1,075 vehicle parking spaces within 
seven subterranean levels and four above-grade levels.

A total of 855 vehicle parking spaces are required for the Project pursuant to Central 
City Parking District regulations (840 spaces for 700 dwelling units and 15 spaces for 
15,000 square feet of commercial uses). The Project would include an additional 220 
spaces, intended for use by occupants of an adjacent 240,678 square-foot building 
owned by the Applicant. That building, known as the Western Pacific (1023 S. 
Broadway), is currently being renovated into a creative office complex and does not 
provide any parking spaces for its occupants, as it was constructed in 1925 prior to 
LAMC parking requirements. The additional 220 spaces are not required as part of the 
renovations, as the building will retain its legal nonconforming status; however, the 
additional spaces will support the expected parking demand generated by the re
occupancy of the building.

As noted, the parking spaces would be located within seven subterranean levels and 
four levels of above-grade levels of parking. As the project would exceeds three levels 
of above grade parking, three of the four levels of parking will be lined with residential 
or commercial uses along Hill Street and Olympic Boulevard, while the remaining level 
will be lined with glass to resemble the active uses on the other floors. The parking 
structure would be accessible from a driveway located along Hill Street and the alley. 
The proposed loading area would be located off the porte cochere accessed from 
Olympic Boulevard. 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. 9 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

As proposed, the Project is required to provide 85,550 square feet of open space. The 
Project will provide 51,976 square feet of common open space and 35,000 square feet 
of private open space, for a total of 86,976 square feet. As indicated in Exhibit A, the 
outdoor common open space would be located in the lobby lounge, fifth floor 
landscaped deck, and fifth floor amenity area. A total of 175 trees are required 
pursuant to LAMC Section 12.21 G and 189 trees are proposed. The Project has been 
conditioned to meet the planting standards of the Guide, as found in Section 9-H, 
unless otherwise prohibited by the Urban Forestry Division, Bureau of Public Works.

Trash Collection

The Project proposes to provide a trash and recycling area within the building. The 
common area for the collection would be located adjacent to the parking area on the 
ground floor towards the rear of the site. Access to the trash and recycling area would 
be provided from Blackstone Court, the alley.
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Fences and/or Walls

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

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

c.

The project proposes to provide a variety of unit types which include: 140 studio units, 
352 one-bedroom units with dens, 177 two-bedroom units, 26 two-bedroom units with 
dens, four sub-penthouse units, and one penthouse unit. Pursuant to LAMC Section 
12.21 G, the project would be required to provide 85,550 square feet of open space. 
Pursuant to LAMC Section 12.22 C.3, the project is not required to prescribe a 
percentage of open space for either common or private open space. The project 
proposes to provide 35,000 square feet of private open space through private 
balconies and 51,976 square feet of common open space, for a total of 86,976 square 
feet of open space. The project would include an outdoor amenity deck located on the 
fifth floor, as well as an indoor community room and gym. The outdoor open space 
would include amenities such as a pool, seating areas, as well as a fire pit. 
Landscaping will be provided through the outdoor areas and would include the planting 
of 189 trees. Additionally, as conditioned, twenty percent of the project’s proposed 
1,075 parking spaces would be pre-wired for future electric vehicle supply equipment 
(EVSE), with an additional five percent of the proposed spaces having EvSe installed. 
The electric vehicle charging spaces and proposed 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, 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. As 
proposed, the project would provide recreational and service amenities which would 
improve habitability for its residents and minimize impacts on neighboring properties.

Environmental Findings

4. Environmental Finding. FIND, based on the independent judgment of the decision-maker, 
after consideration of the whole of the administrative record, the project, including the 
approval of the TFAR, Master Conditional Use Permit, and Site Plan Review requests, was 
assessed in Sustainable Communities Environmental Assessment, No. ENV-2019-1792- 
SCEA, adopted on June 11, 2019; and pursuant to CEQA Guidelines, Sections 15162 and 
15164, no subsequent EIR, negative declaration, or addendum is required for approval of 
the project.

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


