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FINDINGS
A. GENERAL PLAN / CHARTER FINDINGS.
The proposed plan amendment, zone change, and height district change are in substantial
conformance with the purposes, intent, and provisions of the General Plan. In addition, the
proposed land use ordinance is consistent with and implements policies in the Central City
North Community Plan, a component of the Land Use Element of the General Plan:
1. Framework Element. The General Plan Framework 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. The Framework’s Long Range Diagram
identifies the Project Site as a Regional Center and as a focal point of regional commerce,
identity, and activity. Regional Centers typically contain a diversity of uses, act as
transportation hubs, and fall within a range of floor ratios from 1.5:1 to 6:1, characterized by
building heights of six to 20 or more stories.
The College Station Project involves the construction of a mixed-use development
consisting of up to 725 multi-family residential units and approximately 51,600 square feet of
commercial uses, located within a seven-story building totaling up to 618,580 square feet of
floor area on a 4.92-acre vacant site. Residential uses would be located within five, fivestory buildings with a maximum building height of 80 feet, arranged around a series of
central courtyards on top of a two-story podium. The podium would contain parking uses
wrapped with ground-floor commercial uses along College Street and Spring Street
(including a 37,600 square-foot grocery market, 8,000 square feet of restaurants, and 6,000
square feet of retail uses). The Project includes the removal and export of approximately
80,000 cubic yards of soil for one level of subterranean parking.
The Project would be consistent with the uses, floor area, density, and development type
envisioned by the General Plan Framework. The project site is currently vacant,
undeveloped, and is occasionally used of temporary surface parking from the surrounding
industrial and commercial businesses. The proposed project would be an in-fill development
resulting in an FAR of 2.7:1, with building heights up to seven stories, and comprised of a
balanced mix of grocery store, retail, restaurant, and residential uses. The project would
intensify the use on the site and would providing a diverse mix of housing and employment
to the area, consistent with the Regional Center designation of the site.
The project is also consistent with and advances the following objectives and policies of the
General Plan Framework:
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.
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Policy 3.10.2:

Accommodate and encourage the development of multi-family
transportation centers, where appropriate.

Objective 3.15:

Focus mixed commercial/residential uses, neighborhoodoriented retail, employment opportunities, and civic and quasi
public uses around urban transit stations, while protecting and
preserving surrounding low-density neighborhoods from the
encroachment of incompatible land uses.

Policy 3.15.3:

Increase the density generally within one quarter mile of transit
stations, determining appropriate locations based on
consideration of the surrounding land use characteristics to
improve their viability as new transit routes and stations are
funded in accordance with Policy 3.1.6. (P1, P18).

Objective 3.16:

Accommodate land uses, locate and design buildings, and
implement streetscape amenities that enhance pedestrian
activity.

Housing Chapter
Policy 4.1.5:

Monitor the growth of housing developments and the forecast
of housing needs to achieve a distribution of housing
resources to all portions of the City and all income segments
of the City’s residents.

The project would integrate housing with commercial uses and amenities in proximity to
local and regional public transit, including in proximity to several bus line routes and the
Chinatown Metro Station directly adjacent to the project site. In support of Objective 3.16,
the project would be pedestrian-oriented with access to the Los Angeles State Historic Park
via a proposed constructed signalized intersection with a pedestrian crosswalk at North
Spring Street and Llewellyn Street. The project would include public open space via two
pedestrian plazas at the north and southwest portions of the project. The proposed project
would accommodate a range of uses supporting Objective 3.10, and would provide 725
residential units, with affordable units, that includes 348 studios, 260 one-bedrooms, and
117 two-bedrooms and commercial space for restaurants, a grocery store, and commercial
retail stores that are directly accessible from the ground level of North Spring Street and
West College Street. The project’s affordable units helps achieves Policy 4.1.5 by expanding
the housing options for the Chinatown area and providing a more diverse mix of housing on
site which includes 37 units for very low income households. The proposed commercial uses
would not only provide easier access to amenities for residences and visitors, but the
proposed retail stores and grocery store will bring in additional employment opportunities to
the area. In support of Objective 3.15 and Policy 3.15.3, locating the mixed-use
development close to transit and commercial shopping areas with retail services and
restaurants encourages pedestrian activity and provides an incentive for residents not to use
their cars for commuting errands, dining, entertainment and employment, thereby reducing
vehicle trips.
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Open Space Chapter
Objective 6.2: Maximize the use of the City's existing open space network and
recreation facilities by enhancing those facilities and providing connections,
particularly from targeted growth areas, to the existing regional and community
open space system.
Policy 6.4.7: Consider as part of the City's open space inventory of pedestrian
streets, community gardens, shared school playfields, and privately-owned
commercial open spaces that are accessible to the public, even though such
elements fall outside the conventional definitions of "open space." This will help
address the open space and outdoor recreation needs of communities that are
currently deficient in these resources.
The project would include two publicly accessible open plazas on the north and
southwestern ends at the ground level. With the installation of the signalized intersection
with crosswalk at Spring Street and Llewellyn Street, the project provides a connection
between the Los Angeles State Historic Park and project site.
Economic Development Chapter
Goal 7A: A vibrant economically revitalized City.
Policy 7.2.3: Encourage new commercial development in proximity to rail and
bus transit corridors and stations.
Policy 7.2.5: Promote and encourage the development of retail facilities
appropriate to serve the shopping needs of the local population when planning
new residential neighborhoods or major residential developments.
Goal 7D: A City able to attract and maintain new land uses and businesses.
Goal 7G: A range of housing opportunities in the City.
The proposed project would develop a currently underused vacant lot for mixed uses,
which include residential units and commercial/retail spaces. The project provides 725
residential units, consisting of studios, one- and two-bedrooms, and approximately 37,600
square feet of market space, 8,000 square feet of restaurant space, and 6,000 square feet
of retail space. The project would provide for more housing opportunities in the area,
while introducing new commercial and retail shopping opportunities, such as a grocery
store, restaurants, and other retail stores, to serve the residents of the area. In addition,
the project would be in close proximity to bus lines and the Chinatown Metro Station,
which will allow residents and visitors easy access to the goods and services from the new
commercial businesses. These features will promote job creation and economic growth,
strengthen the commercial sector, and contribute to a better balance of land uses that
meets the needs of residents while redeveloping an underutilized site.
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
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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.
Policy 1.1.4: Expand opportunities for residential development, particularly in
designated Centers, Transit Oriented Districts and among Mixed-Use
Boulevards.
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.
Objective 2.5: Promote a more equitable distribution of affordable housing
opportunities throughout the City.
Policy 2.5.1: Target housing resources, policies and incentives to include
affordable housing in residential development, particularly in mixed use
development, Transit Oriented Districts and designated Centers.
Policy 2.5.2: Foster the development of new affordable housing units citywide
and within each Community Plan area.
The proposed General Plan Amendment to Regional Center Commercial would increase
the land area available for the production of housing near jobs-rich Downtown. The project
would provide new housing stock, contributing towards the Mayor’s Initiative to provide
100,000 housing units by 2020, while producing employment opportunities on the ground
floor commercial/retail space. The proposed project would provide 725 residential units,
which consists of studios, 1-bedrooms, and 2-bedrooms, without directly displacing any
existing housing or residents. Further, 5 percent, or 37 units, of the 725 residential units,
will be dedicated to Very Low Income Households, which will help achieve Objective 2.5,
Policy 2.5.1, and Policy 2.5.2 of the Housing Element by creating new affordable housing
units in the Central City North Community Plan area. Additionally, the project is located in
a transit priority area, where an area is within one-half mile of a major transit stop
(Chinatown Metro Station) that is existing or is planned. By adding dwelling units and
affordable housing into the transit priority area, residents will have access to multi-modal
transportation options, reducing the usage of single-occupancy vehicles to travel to and
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from the area. The project’s ground floor commercial uses, which include a grocery store
and other retail stores, adjacency to jobs in the Downtown center, other commercial/retail
stores in Chinatown, and transit options would contribute towards a sustainable
neighborhood.
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.
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 wellmaintained bicycle parking facilities.
The proposed project would greatly improve the pedestrian experience along Spring
Street, College Street, Rondout Street, and Llewellyn Street. The existing site conditions
include a vacant lot, lack of landscaping, and a chain-link fence enclosing the project site.
Rondout Street is also currently unimproved as well and portions of Llewellyn Street and
the adjacent alley are gated off to the public. Improvement conditions (T-conditions) of the
proposed zone would require that the project improve the adjacent streets of College
Street, Rondout Street, and Llewellyn Street to conform with the street standards of the
Mobility 2035 Plan, as modified by the Cornfield Arroyo Specific Plan. Pedestrian activity
would be improved with the incorporation of street trees along Spring Street, College
Street, and Rondout Street, and the addition of public open space via the two plazas at the
ground floor, including seating and tables. Additionally, pedestrians access to the project
site and the Los Angeles Historic State Park would be improved with the implementation of
the signalized intersection at Llewellyn Street and Spring Street. The island parcel created
by the extension of Llewellyn Street, north of the project would also be landscaped and
provide additional open space for pedestrians. Spring Street and College Street are all
lined by active uses including restaurant, grocery, and retail space.
The proposed project would locate much needed housing near jobs-rich Downtown. The
project is directly adjacent to the Chinatown Metro Station and is served by a number of
bus lines. The location of the proposed project near jobs, entertainment, and transit as well
as the mix of uses on-site and residential units will reduce the number of vehicle trips. The
project will also provide 920 bicycle parking spaces, including 122 short-term spaces and
798 secured, long-term spaces.
2. General Plan Land Use Designation. The subject property is located within the Central
City North Community Plan, updated and adopted by the City Council on December 15,
2000. The Community Plan Map designates the property for Hybrid Industrial land uses and
allows for corresponding zones of CM and P. The property is subject to Footnote No. 1 and
10 of the Community Plan. Under Footnote No. 1, all areas with an industrial land use
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designation is restricted to a Height District 1. With the project's re-designation to the
Regional Commercial land use, the property will no longer be restricted to a Height District 1.
Under Footnote No. 10, any area within 1,500 feet of the Chinatown Metro Station is
considered a part of the Chinatown Transit Station Area specific plan. The specific plan
recognizes Chinatown as a local and tourist destination center, and sets forth plans that
encourage transit-oriented development and pedestrian activity. The General Plan
Amendment to the Regional Commercial land use is not subject to Footnote No. 1. The
Project includes a request for Zone Change to create a uniform commercial zoning of C2-2
over the entire site and is consistent with the proposed Regional Commercial land use
designation. Additionally, the majority of the properties surrounding the site are designated
as Regional Commercial land use and C2-2 zoning, with the adjacent property to the east
being built to the Regional Commercial and C2-2 standards under approvals granted prior to
the area's rezoning by the CASP. The project's General Plan Amendment, Zone Change,
and Height District Change would create a uniform development surrounding the Chinatown
Metro Station, supporting Footnote No. 10 of the Central City North Community Plan. This
request would result in land use and zoning consistency, and is in substantial conformance
with the purposes, intent and provisions of the General Plan as reflected in the adopted
Community Plan.
3. General Plan Text. The Central City North Community Plan, a part of the Land Use
Element of the City’s General Plan, states the following objectives and policies that are
relevant to the project:
Central City North Community Plan
Goal 1:

A safe, secure and high quality residential environment for all
economic, age and ethnic segments of the plan area.

Policy 1-1.1:

Designate specific lands to provide for adequate multi-family
residential development.

Objective 1-2:

To locate new housing in a manner which reduces vehicular
trips and makes it accessible to services and facilities.

Policy 1-2.1:

Encourage multiple residential development in commercial
zones.

Objective 1-4:

To promote and insure the provision of adequate housing for
all persons regardless of income, age, or ethnic background.

Policy 1-4.1:

Promote greater individual choice in type, quality, price, and
location of housing.

Goal 2:

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

Objective 2-1:

To conserve and strengthen viable commercial development in
the Community and to provide additional opportunities for new

CPC-2012-2054-GPA-ZC-HD-MCUP-SPR

F-7

commercial development and services.
Objective 2-2:

To attract uses which strengthen the economic base and
expand market opportunities for existing and new businesses.

Policy 2-2.2

New development needs to add to and enhance the existing
pedestrian street activity.

Policy 2-2.3:

Require that the first floor street frontage of structures,
including mixed use projects and parking structures located in
pedestrian oriented districts, incorporate commercial uses.

The project helps achieve these goals by providing a mix of land uses by re-designating an
underutilized industrial property primarily used for temporary parking for a mixed-use
development with new residential units and commercial retail space. The proposed project
would provide 725 residential units that includes 348 studios, 260 one-bedrooms, and 117
two-bedrooms with 5 percent of the units (37 units) reserved for Very Low Income
Households, allowing for more housing choices. These housing choices include housing for
low income residents, thereby expanding housing options and providing a more diverse mix
of housing on-site. The project will include a grocery store, commercial retail stores, and
restaurants bringing additional employment opportunities to the area and allowing residents
to purchase goods and services at the same site. The project site’s location is adjacent to
the City’s largest jobs hub, Downtown Los Angeles, and various public transportation
options such as the Metro Gold Line, Union Station, and several bus line routes, thereby
reducing vehicle trips and utilizing existing readily available public transportation. The
project’s ground floor would be dedicated to commercial and retail uses that front North
Spring Street and West College Street. Along with the retail stores lining the frontage of the
project, the project includes two public pedestrian plazas at the north and southwest ends of
the site, further activating the street activity. Overall, the project would create more job
opportunities and provide services and amenities for the area.
Therefore, as conditioned, the recommended development meets the objectives of the
Community Plan, is permitted in the proposed C2 Zone, and is consistent with the general
plan land use designation.
Cornfield Arroyo-Seco Specific Plan.
The Cornfield Arroyo-Seco Specific Plan (CASP) was adopted on June 28, 2013, and
became effective on August 14, 2013, affecting specific areas within the Central City North,
Northeast LA and Silverlake/Echo Park/Elysian Valley Community Plan areas. The CASP
provides specific development standards in regards to zoning, building form, urban design,
and open space, and street standards to transform the industrial and public facility area into
a cluster of mixed-use, pedestrian-oriented and aesthetically pleasing neighborhoods. The
project was filed on August 1, 2012 and was deemed complete on December 7, 2012, prior
to the adoption of the Specific Plan. Therefore, the project is not subject to the provisions of
the Specific Plan, as stated in Chapter 1.2.B.2.e of the Specific Plan.

4. Charter Compliance - City Charter Section 555 (General Plan Amendment). The
proposed General Plan Amendment complies with the procedures as specified in Section
555 of the Charter, including:

CPC-2012-2054-GPA-ZC-HD-MCUP-SPR

F-8

Amendment in Whole or in Part. The General Plan Amendment represents an
Amendment to the Central City North Community Plan. The project proposes a General
Plan Amendment from Hybrid Industrial to Regional Center Commercial. The project site is
located on the border of the Chinatown and North Industrial subareas within the Central City
North Community Plan. The area around the project site was originally planned and zoned
for industrial and railroad-related uses, but is now transforming to include new residential,
commercial, and mixed-use developments and converted industrial space. The General
Plan Amendment to Regional Center Commercial for the site is consistent with the adjacent
Regional Center Commercial designation for all the adjacent properties west of the site in
Chinatown, as well as the adjacent property to the east, which is being constructed per
approvals prior to the CASP and in conformance with the Regional Center Commercial and
C2 Zone. The site is uniquely positioned immediately adjacent to the Chinatown Metro
Station and Los Angeles State Historic Park and is also one of the largest undeveloped and
vacant sites in the community. Despite the project site’s land use designation as Hybrid
Industrial and zoning as UC(Ca), the project site is exempted from the CASP, so the land
use designation and zoning is not applicable to the site. If the project were to adhere to the
CASP regulations, the project would be greatly limited in its ability to provide a large amount
of housing adjacent to public transit. The project would construct a mixed-use development
containing 725 residential units, approximately 37,600 square feet of market space, 8,000
square feet of restaurant space, and 6,000 square feet of retail space. The change from
Hybrid Industrial to Regional Center Commercial land use designation would eliminate the
last remaining industrial land use adjacent to the Chinatown Metro Station. This would
result in a unified physical and economical identity to the area for regional commercial and
residential uses in a transit rich district.
The proposed project contributes to the area’s significant physical identity as a high-density
development near a major transit stop and multi-modal regional transit in the Los Angeles
area. The project further encourages these modes of transit by incorporating an activated
ground-floor building design, sidewalk treatments, open plazas, and landscaping throughout
the project site and perimeter that will encourage pedestrian street activity.
The project contributes to high-density development around a major transit station. Directly
west of the Chinatown Metro Station is the newly constructed Blossom Plaza apartment
complex, which includes 237 residential units over a commercial podium with a building
height of 5-stories. Directly northeast of the project site is the approved LA Lofts Chinatown,
which includes 318 residential condominium units with a building height of seven stories.
Therefore, the proposed project compliments the other high-density projects in the area and
highlights its significant physical identity as a high-density development near regional transit
in the Los Angeles area.
The Plan Amendment provides the City an opportunity to create consistency for
development surrounding the Chinatown Metro Station and would continue a pattern of mid
rise mixed-use development within the Chinatown district. These land use patterns are
consistent with the City’s goals and policies for transit-oriented development and support
the City’s critical need for housing.
Thus, the City concludes that approval of the Plan Amendment to Regional Commercial is
necessary for the vision of the Central City North Community Plan to create a significant and
important social, physical and economic identity for the area with the construction of the
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mixed-use project. It will allow an underutilized site to be improved with much needed
residential and commercial uses in a transit-rich area.
Initiation of Amendments. In compliance with this sub-section, the Director of Planning
proposed the amendment to the Central City North Community Plan (General Plan Land
Use Element), pursuant to the memo dated April 27, 2016.
Commission and Mayoral Recommendations. The noticing and hearing requirements of
the General Plan Amendment were satisfied, pursuant to LAMC Section 12.32-C,3. The
hearing was scheduled, duly noticed, and held in City Hall on September 26, 2018. The City
Planning Commission shall make its recommendation to the Mayor upon a recommendation
of approval, or to the City Council and the Mayor upon a recommendation of disapproval.
This action is further subject to the following sections of Charter Section 555:
Council Action. The Council shall conduct a public hearing before taking action on a
proposed amendment to the General Plan. If the Council proposes any modification to the
amendment approved by the City Planning Commission, that proposed modification shall be
referred to the City Planning Commission and the Mayor for their recommendations. The
City Planning Commission and the Mayor shall review any modification made by the Council
and shall make their recommendation on the modification to the Council in accordance with
subsection (c) above. If no modifications are proposed by the Council, or after receipt of the
Mayor's and City Planning Commission’s recommendations on any proposed modification,
or the expiration of their time to act, the Council shall adopt or reject the proposed
amendment by resolution within the time specified by ordinance.
Votes Necessary for Adoption. If both the City Planning Commission and the Mayor
recommend approval of a proposed amendment, the Council may adopt the amendment by
a majority vote. If either the City Planning Commission or the Mayor recommends the
disapproval of a proposed amendment, the Council may adopt the amendment only by a
two-thirds vote. If both the City Planning Commission and the Mayor recommend the
disapproval of a proposed amendment, the Council may adopt the amendment only by a
three-fourths vote. If the Council proposes a modification of an amendment, the
recommendations of the Commission and the Mayor on the modification shall affect only
that modification."
5. City Charter Finding 556.
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 North 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 Hybrid Industrial land use designation,
corresponding to the HI Zone. The site is presently zoned UC(CA) and is consistent with
the existing land use designation. However, the project was filed prior to the adoption of the
Cornfield Arroyo Specific Plan, making it exempt from the provisions of the specific plan.
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As initiated, the amendment would re-designate the project site from Hybrid Industrial to
Regional Center Commercial land uses, which allows the following corresponding zones:
CR, C1.5, C2, C4, RAS3, RAS4, R3, R4, and R5. The requested zone and height district
change to C2-2 for the project site would be consistent with the adoption of the general plan
amendment. The development of the project represents an opportunity to achieve the
overarching goals of the Central City North Community Plan, which include improving the
function, design, and economic vitality of the commercial corridors and providing needed
job-producing uses and housing that will improve the economic and physical condition of
the surrounding area. The project will also contribute to the goals of the Housing Element
by expanding the rental housing stock and contributing to a range of housing types by
providing studio, one- and two-bedroom units and affordable units. Specifically, the project
helps achieves Objective 2.5 ("Promote a more equitable distribution of affordable housing
opportunities throughout the City”) and Policy 2.5.2 ("Foster the development of new
affordable housing units citywide and within each Community Plan area”) of the Housing
Element, by creating 37 new affordable housing units for Very Low Income Households
within the Central City North Community Plan area. The project also meets Mobility Element
goals by improving a vacant, underutilized lot with a project with active ground floor uses,
public open spaces, improved sidewalks, street trees, on-site bicycle parking, and close
proximity to many transit options. The project would also improve accessibility and provide
a safe direct connection between the project site and the Los Angeles State Historic Park
with the signalized intersection and crosswalk at Llewellyn Street and Spring Street.
Further, the proposed project helps achieve Goal 3F of the Framework Element ("Mixeduse centers that provide jobs, entertainment, culture, and serve the region”), by providing a
mixed-use development with retail, grocery store, restaurant and residential uses. The
project also meets 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”), by introducing new commercial, retail, and
residential uses to the local and regional area. Residents and visitors would also be able to
access the project easily due to the many transit options around the project area. Further,
the project would meet Policy 7.2.3 ("Encourage new commercial development in proximity
to rail and bus transit corridors and stations”) and Goal 7G ("A range of housing
opportunities in the City”) under Chapter 7, Economic Development, of the Framework
Element. As noted, the project would provide 37,000 square feet of market space, 8,000
square feet of restaurant space, 6,000 square feet of retail space, and 725 residential units,
which would be directly adjacent to the Chinatown Metro Station and half a mile from Union
Station. 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. The Project Design Features (PDF-GHG-2
and PDF-GHG-3) requiring EV-ready parking spaces (installed with chargers) onsite will
support the adoption of low and zero emission transportation fuel sources by the project's
occupants and visitors.
As set forth above and in the record of proceedings, the action and the project are in
substantial conformance with the purposes, intent and provisions of the General Plan.
6. City Charter Finding 558. The proposed Amendment to the Central City North
Community Plan will be in conformance with public necessity, convenience, general
welfare and good zoning practice.
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The proposed Amendment to the Central City North Community Plan will be in conformance
with public necessity, convenience, general welfare and good zoning practice.
The proposed amendment to the Central City North Community Plan would re-designate the
project site from Hybrid Industrial to Regional Center Commercial. The amendment, in
conjunction with the requested zone and height district change to C2-2, would allow for the
development of a mixed-use project with 725 residential units, with 37 affordable units,
public open space, approximately 37,600 square feet of market space, 8,000 square feet of
restaurant space, and 6,000 square feet for retail space. The project will have a total floor
area ratio of 2.7:1 and a maximum height of 80 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 this action will allow for a vacant site to be developed with a mixed-use project that will
provide new residential units, including affordable units, near jobs-rich downtown Los
Angeles as well as new commercial floor area designed to accommodate restaurants, retail,
and grocery store uses in a neighborhood that is transforming with high-dense commercial
and residential developments adjacent to a major transit stop. The project’s affordable units
will provide for more housing opportunities in the Chinatown area for residents from different
economic backgrounds and allow transit-depend residents direct access to transit options
and amenities around the Chinatown Metro Station. The proposed project site is in a Transit
Priority Area and the project area is served by multi-modal regional and local transit options,
such as the Metro Gold Rail Line and several bus lines close to/at Union Station. The project
will provide public open space via its north and southwest plazas and improved sidewalks
with street trees, while providing a direct access to the Los Angeles State Historic Park via
the proposed signalized intersection and crosswalk at Llewellyn Street and Spring Street.
The proposed project will be lined by restaurants, retail stores, and a grocery store on the
ground floor and parking will be screened by active uses, activating a vacant site that is
currently undeveloped and enclosed with a fence.
The project will provide job producing commercial space and residential units in proximity to
existing goods, services, and facilities. The project will incorporate commercial uses that can
serve both project residents and the surrounding neighborhood. Also, by locating residential
units close to a major transit, the downtown Los Angeles employment center and shopping,
and local Chinatown businesses and providing ample bicycle parking, the proposed project
will facilitate resident’s interaction with the community, bringing more people onto the street
of the Chinatown neighborhood by walking, biking, taking public transit and other multi
modal options, and providing more customers for local businesses. It will create a public
convenience by reducing reliance on the automobile, alleviating traffic congestion as a
result.
The project, as proposed, is in conformity with public necessity, convenience, general
welfare and good zoning practice because it includes necessary housing, substantial
infrastructure improvements, a grocery store and other commercial uses, improved
streetscapes, and public open space. With the General Plan Amendment and Zone and
Height District Changes, the project will provide both housing and job opportunities in
proximity to transit on a vacant site in the heart of Chinatown. The proposed project provides
much needed housing in proximity to transit, while also facilitating jobs in the downtown Los
Angeles area.
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B. ENTITLEMENT FINDINGS
1. ZONE CHANGE AND HEIGHT DISTRICT CHANGE:
a) Pursuant to Section 12.32-C of the Los Angeles Municipal Code, and based on these
findings, the zone change and height district change is in conformance with public
necessity, convenience, general welfare and good zoning practice.
The project site is currently vacant and is zoned UC(CA) over the entire lot. The zoning of
the site is based on the Cornfield Arroyo Specific Plan, which sets building height and floorarea-ratio limitations based on the lot’s location in the specific plan. The CASP allows the
project site to have a minimum building height of 60 feet and maximum average height of
120 feet and a base FAR of 3:1 and a maximum 6:1 FAR. The zoning also limits multi-family
residential floor area to 15% of the allowable floor area, greatly limiting the ability to provide
high-density housing on the site, adjacent to transit. However, the project’s application was
filed and deemed complete, prior to the adoption of the CASP, therefore, the project site is
exempt from the provisions of the CASP and its UC(CA) zone designation.
The requested Zone Change and Height District Change from UC(CA) to C2-2 would allow
for the development of the proposed mixed-use project containing 725 residential units,
8,600 square feet of public open space, 37,600 square feet of market space, 8,000 square
feet of restaurant space, and 6,000 square feet for retail space. The project will have a total
floor area ratio of 2.7:1 and will have a maximum building height of 80 feet. In keeping with
good zoning practice, the proposed Regional Center Commercial land use and C2-2 Zone
would be consistent with surrounding zoning and development surrounding the Chinatown
Metro Station. The majority of properties around the station are zoned C2-2 with the
adjacent property to the east of the project being built to the Regional Commercial and C2-2
standards under approvals granted prior to the area's rezoning by the CASP. The project will
follow the same pattern of mid-rise mixed-use development in the area, supporting Footnote
No. 10 of the Central City North Community Plan’s Station Area Development Plan.
The proposed zoning is consistent with the existing and proposed Regional Commercial
land use designation on the site, which allows for corresponding zones of CR, C1.5, C2, C4,
C5, R3, R4, R5, RAS3, RAS4, and R5. The C2 Zone allows for general commercial uses,
which includes restaurants, retail stores, and grocery stores, as well as multi-family
residential and parking uses. The Height District 2 restricts the total floor area in all the
buildings on the lot to less than six times the lot’s buildable area.
Public necessity, convenience and general welfare will be better served through the General
Plan Amendment and corresponding Zone and Height District Changes, as this action will
allow for a vacant site to be developed with a mixed-use project that will provide new
residential units, near jobs-rich downtown Los Angeles as well as new commercial floor area
designed to accommodate restaurants, retail, and grocery store uses in a neighborhood that
is transforming with high-density commercial and residential developments adjacent to a
major transit stop. The proposed project site is in a Transit Priority Area and the project area
is served by the Metro Gold Rail Line, six Metro Rapid Bus Lines, 20 Metro Local Bus Lines,
two LADOT DASH Bus Lines, and four regional bus lines. These lines provide connections
to Metro subway stations, including Pershing Square and 7th Street/Metro Center with
connections to the Red, Purple, Blue, and Expo Lines. Additionally, Union Station is located
approximately one half mile south of the project site, which includes additional local and
regional transportation options, such as Amtrak, Metrolink, and Megabus. The project will
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provide public open space via its north and southwest plazas and improved sidewalks with
street trees, while providing a direct access to the Los Angeles State Historic Park via the
proposed signalized intersection and crosswalk at Llewellyn Street and Spring Street. The
proposed project will be lined by restaurants, retail stores, and a grocery store on the ground
floor and parking will be screened by active uses, activating a vacant site that is currently
undeveloped and enclosed with a fence.
The action, as recommended, has been made contingent upon compliance with the “(Q)”
and “(T)” conditions imposed herein. Specific conditions and mitigation measures have been
incorporated to address public improvements, building design and layout, sustainability
measures, environmental impacts, and an appropriate density within the transit-rich regional
center, consistent with the General Plan Framework. Such limitations are necessary to
protect the best interests of and to assure developments and improvements more
compatible with surrounding properties, to secure an appropriate development in harmony
with the General Plan, and to prevent or mitigate the potential adverse environmental effects
of the subject recommended action.
As such, the project is in conformity with public necessity, convenience, general welfare and
good zoning practice as it will provide much-needed housing, substantial infrastructure
improvements, improved streetscapes, and public open space. The project will provide both
housing and job opportunities in proximity to transit on a vacant site. The proposed project
provides much needed housing while also facilitating jobs and providing amenities such as a
grocery store, restaurants, and retail stores, in an area that is ideal for accommodating such
uses.
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 or mitigate the potential adverse environmental effects
of the subject recommended action.
2. MASTER CONDITIONAL USE (ON-SITE AND OFF-SITE ALCOHOL SALES)
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 proposes the construction of a mixed-use development, consisting of 725
residential dwelling units and 51,600 square feet of ground-floor commercial uses,
comprised of retail establishments, restaurants, and a grocery store. The applicant is
requesting a Master Conditional Use Permit to permit the sale and dispensing of a full line of
alcoholic beverages for on-site consumption at up to seven (7) restaurants and for both on-
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and off-site consumption within its market space, which includes a grocery store and
restaurant. The restaurants will be located along the west and north sides of the project
facing Spring Street and Llewellyn Street. The market area will be located at the south side
of the project facing College Street.
The surrounding built environment is substantially developed and urban in character. The
immediate vicinity of the Project Site is characterized by a mix of commercial, residential,
industrial, and restaurant uses to the west and south, open space (Los Angeles State
Historic Park), commercial, and industrial uses to the north, and commercial, industrial, and
residential uses (William Mead Housing) to the east. New residential condominium units will
also be built directly adjacent to the northeast side of the project. The proposal will
concentrate the commercial and alcohol-sale components of the project on the western and
southern portions of the site, adjacent to Chinatown commercial areas, the Chinatown Metro
Station and a surface parking lot. The commercial and alcohol-sale uses will not directly
face residential uses, with the exception of the Blossom Plaza apartments on the west side
of the project, where the Metro Station acts a buffer between the apartment and project.
The availability of alcoholic beverages for on-site consumption within the proposed mixedused development’s restaurants will improve the viability and desirability of the food and
entertainment businesses. In addition, off-site sales of alcoholic beverages and on-site sales
at a restaurant within the market will provide a service in proximity to the existing businesses
and residents within the neighborhood. The availability of alcoholic beverages for on- and
off-site consumption is a desirable amenity that is typical of many restaurants and markets
and would provide a beneficial service to the immediate community as well as to patrons of
the commercial establishments.
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 subject property is located between the borders of the Chinatown and North Industrial
subareas of the Central City North Community Plan, situated at the intersection of Spring
Street and College Street. Historically, the areas north, east, and south of the site have been
industrial and commercial in nature with large warehouses, loading docks, light
manufacturing uses, commercial uses, and railroad facilities uses. While the areas west of
the site have been predominately commercial. Over time, new residential, commercial, and
office uses have been introduced to the area.
The location of the establishments that are proposed to serve and/or sale alcoholic
beverages follows an established pattern of orienting alcohol sales in regional centers, with
all proposed establishments oriented along established commercial streets and adjacent to
other commercial uses, and well-buffered from adjacent residential uses by surface parking
areas and the Metro Station. The use would continue to add to the diversification of
commercial activities being conducted in the area and will not adversely affect the
surrounding neighborhood. The proposed hours of operation are reasonable and the sale of
alcohol is incidental to food sales at the restaurants and the market will have trained staff
and security for both the off-site sales component and the on-site tastings.
Approximately 800 feet southeast of the project is the Ann Street Elementary School and
William Meads Homes, 1,000 feet north is the Cathedral High School, 130 feet northwest is
the Los Angeles State Historic Park, and 200 feet west is the Blossom Plaza apartments. No
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evidence was presented at the hearing or in writing that the sale of alcohol will be materially
detrimental to the immediate neighborhood. The sales of alcoholic beverages for on and off
site consumption would not be detrimental to nearby schools and residential dwelling units,
since the establishments serving alcohol will be carefully controlled and monitored, and will
be facing Spring Street and College Street, with parking and other commercial spaces
providing a buffer between the alcohol selling establishments and the schools.
In addition, this grant also includes conditions of approval intended to address alcoholrelated issues to safeguard public welfare and enhance public convenience, such as proper
employee training and outdoor security lighting. As each operator comes in, they will be
required to file a plan approval to allow for the Zoning Administrator to review the floor plan,
and impose any other conditions as deemed appropriate. The project has also been
designed in a manner to enhance the public realm and improve the aesthetics and safety of
the surrounding area. The establishment will be compatible with the immediately
surrounding uses that are industrial, mixed-use, and commercial buildings. The proposed
project will provide a place for residents and visitors to eat, drink, and socialize; as such, the
sale of alcoholic beverages is a normal part of restaurant operation and an expected
amenity and is not expected to adversely affect or further degrade adjacent properties, the
surrounding neighborhood, or 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 proposed project and request for alcohol sales is in substantial conformance with the
purposes, intent, and provisions of the General Plan. In addition, the project and requests
are consistent with and implement policies in the Central City North Community Plan, a
component of the Land Use Element of the General Plan.
The Community Plan text is silent with regards to alcohol sales. In such cases, the decision
maker must interpret the intent of the Plan. The proposed request for the sale of a full line of
alcoholic beverages in conjunction with restaurants and markets is consistent with the
commercial land use discussion of the Community Plan, including:
Goal 2:

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

Objective 2-1:

To conserve and strengthen viable commercial development in
the community and to provide additional opportunities for new
commercial development and services.

Policy 2-1.3:

Insure the viability of existing neighborhood stores and
businesses which support the needs of local residents and
area compatible with the neighborhood.

Objective 2-2:

To attract uses which strengthen the economic base and
expand market opportunities for existing and new businesses.

Objective 2-4:

Require that any proposed development be designed to
enhance and be compatible with adjacent development.
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The Plan encourages new uses, including retail and service-oriented uses, to be located
adjacent to existing commercial areas or shopping centers, and promotes compatibility with
existing uses and development. The project incorporates new retail and service-oriented
restaurant uses within a proposed mixed-use development within the designated regional
commercial center of the Framework Element, and adjacent to compatible commercial uses
of the Chinatown neighborhood. The sale of a full line of alcohol beverages for on- and off
site consumption will enhance the proposed businesses on the site, which include
restaurant and retail market uses, will serve local residences and businesses, and will
provide services and goods which complement the regional center commercial designation
for the site. The request to serve and sell alcoholic beverages at the site will be consistent
with these objectives and policies through the creation of a mix of commercial uses that
would attract a variety of consumers and tenants, actively promoting the area as a key
economic center of the community. The proposed project's mix of commercial uses will bring
even more pedestrian activity to the area. Alcohol service incidental to food sales is a
common amenity in many sit-down restaurants in the neighborhood as is the availability of
alcoholic beverages for off-site consumption within grocery stores. Therefore, the proposed
project is consistent with the General Plan and the land use designation and will serve to
implement the goals and objective of the adopted Community Plan.
As mentioned, the project is within the Cornfield Arroyo-Seco Specific Plan (CASP).
However, the project was filed and deemed complete prior to the adoption of the CASP.
Therefore, the project is not subjected to any provisions from the Specific Plan.
Additional Findings Related to Alcohol Sales
d) The proposed use will not adversely affect the welfare of the pertinent community.
The approval of the conditional use will not adversely affect the welfare of the community
given that the subject property is zoned for commercial uses and will be developed with a
new mixed-use development in a Regional Center Commercial area. The proposed use will
not adversely affect the economic welfare of the community, since a mixed-use
development is anticipated to improve the economic vitality of the area via increases in
taxable revenue and local employment. The dining, retail, and grocery store establishments
will help to establish the site as a commercial amenity for the neighborhood. Ample transitaccess, parking, lighting, security and supervision will be provided to ensure that there will
be no adverse effect on the welfare of the surrounding community. Diversity amongst uses
is common in the immediate surrounding area, and while there are residential dwelling units
and other sensitive uses located in close proximity to the subject site, the establishments
open to the public serving alcoholic beverages will be part of a controlled and monitored
development. In addition, numerous conditions have been imposed to integrate the use into
the community as well as protect community members from adverse potential impacts.
Therefore, the proposed on- and off-site sales and consumption of alcoholic beverages will
not be materially detrimental to the character of the development in the community.
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, 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 and proximity of
these establishments within a one thousand foot radius of the site, the crime rate in
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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 State of California Department of Alcoholic Beverage Control (ABC)
licensing criteria, three (3) on-sale and one (1) off-sale licenses are allocated to subject
Census Tract No. 2060.10. There are currently 7 (seven) total licenses in this Census Tract
(6 on-site and 1 off-site). Of the six establishments with on-site licenses, two (2) have Type
47 License for on-site general sales and consumption as bona-fide public eating places, one
(1) has a Type 42 License for a bar, two (2) have a Type 48 License for on-site general
sales and consumption for beer, wine, and distilled spirits, one (1) has a Type 51 License for
on-site sale and consumption at a nightclub. The one (1) establishments with an off-site
license has a Type 20 License for the off-site sales of beer and wine. Within 1,000 feet of
the subject site, there exists a total of five (5) alcohol serving establishments. These
establishments include a combination of restaurants, bars, and markets. Although there are
numerous restaurants that serve alcoholic beverages for on-site consumption in the project
area; there are no other existing uses that are similar to what the project proposes including
on-site public plazas and a market space that contains a grocery store, restaurant, and retail
store.
In these active commercial areas where there is a demand for licenses beyond the allocated
number, the approval of the license for the project area will benefit the public welfare and
serves as a convenience, due to the increase in the residential population base in the area
from the project. As support by the aforementioned facts, the project involves the granting of
an application to sell and dispense alcoholic beverages in conjunction with a new mixed-use
development will not adversely affect community welfare because grocery stores and
restaurants are desirable uses in an area designated for such uses. The new mixed-use
development will provide a convenience to residents, workers, and visitors to Downtown Los
Angeles and as conditioned, will not negatively impact the area. The ABC has discretion to
approve an application if there is evidence that normal operations will not be contrary to
public welfare and will not interfere with the quiet enjoyment of property by residents.
It is not uncommon to have increased concentrations of crimes in a dense, urban area that
is a regional and internationally known center and destination. According to statistics
provided by the Los Angeles Police Department’s Central Division Vice Unit, within Crime
Reporting District No. 118, which has jurisdiction over the subject property, a total of 103
crimes and arrests were reported in 2017 (73 Part I Crimes and 30 Part II Arrests), qualifying
as a "High Crime Reporting District” compared to the citywide total average of 191 offenses
for the same reporting period. Of the 103 total crimes and arrests reported for the census
tract, no arrests were made for liquor laws, no arrests were made for being under the
influence of alcohol, no arrests were made for disturbing the peace, two (2) arrests were
made for disorderly conduct, and no arrests were made for driving under the influence,
reported by LAPD. Given the project’s location within a dense employment, commercial and
residential center, the census tract’s crime statistics related to alcohol are minimal and the
issuance of an additional licenses to serve alcohol on-site or off-site is not anticipated to
create a law enforcement problem. Furthermore, the requested entitlement for alcohol sales
that are incidental to restaurant patronage is not anticipated to adversely affect crime rates,
given the nature of the use which will primarily involve alcohol being consumed by patrons
of the restaurants. Therefore, the granting of the application will not result in an undue
concentration of alcohol-serving establishments.
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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 project site is not adjacent to a residentially-zoned community. Nearby buildings that
contain residential dwelling units include: the proposed LA Chinatown Lofts (110 feet east),
the William Mead Homes (620 feet east), Blossom Plaza (200 feet west), and the Chinatown
Senior Lofts (400 feet south). There are several educational facilities, religious institutions,
and a public playground including: Ann Street Elementary School (126 E. Bloom St.), Los
Angeles State Historic Park (1245 N. Spring St.), Ttokamsa Home Mission Church (1440 N.
Spring St.), and St. Peter’s Italian Church (1039 N. Broadway). The proposal would
concentrate the commercial and alcohol-sale components of the project on the western and
southern portions of the site, adjacent to commercial areas, the Metro Station, surface
parking, and the Los Angeles State Historic Park.
While there are residential dwelling units and other sensitive uses located in close proximity
to the project site, the project will provide adequate security measures to discourage
loitering, theft, vandalism and other nuisances. All sales employees will receive STAR
training in responsible alcohol sales; age verification devices and prompts will be part of the
Point of Sale system to assist cashiers in prevention of sales to minors.
Furthermore, the proposed use will not detrimentally affect nearby residential properties and
other sensitive uses because the urban environment contains mixed-use buildings with
residents that expect to reside at or near commercial uses. While the sale of alcoholic
beverages is important to the restaurants or retailers 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.
3. SITE PLAN REVIEW
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:
a) The project is in substantial conformance with the purposes, intent and provisions of
the General Plan, applicable community plan, and any applicable specific plan.
The proposed project is in substantial conformance with the purposes, intent, and provisions
of the General Plan. In addition, the proposed land use ordinance is consistent with and
implements policies in the Central City North Community Plan, a component of the Land
Use Element of the General Plan:
Framework Element. The General Plan Framework 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. The Framework’s Long Range Diagram
identifies the Project Site as a Regional Center and as a focal point of regional commerce,
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identity, and activity. Regional Centers typically contain a diversity of uses, act as
transportation hubs, and fall within a range of floor ratios from 1.5:1 to 6:1, characterized by
building heights of six to 20 or more stories.
The College Station Project involves the construction of a mixed-use development
consisting of up to 725 multi-family residential units and approximately 51,600 square feet of
commercial uses, located within a seven-story building totaling up to 618,580 square feet of
floor area on a 4.92-acre vacant site. Residential uses would be located within five, fivestory buildings with a maximum building height of 80 feet, arranged around a series of
central courtyards on top of a two-story podium. The podium would contain parking uses
wrapped with ground-floor commercial uses along College Street and Spring Street
(including a 37,600 square-foot grocery market, 8,000 square feet of restaurants, and 6,000
square feet of retail uses). The Project includes the removal and export of approximately
80,000 cubic yards of soil for one level of subterranean parking.
The Project would be consistent with the uses, floor area, density, and development type
envisioned by the General Plan Framework. The project site is currently vacant,
undeveloped, and is occasionally used of temporary surface parking from the surrounding
industrial and commercial businesses. The proposed project would be an in-fill development
resulting in an FAR of 2.7:1, with building heights up to seven stories, and comprised of a
balanced mix of grocery store, retail, restaurant, and residential uses. The project would
intensify the use on the site and would providing a diverse mix of housing and employment
to the area, consistent with the Regional Center designation of the site.
The project is also consistent with and advances the following objectives and policies of the
General Plan Framework:
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 3.10.2:

Accommodate and encourage the development of multi-family
transportation centers, where appropriate.

Objective 3.15:

Focus mixed commercial/residential uses, neighborhoodoriented retail, employment opportunities, and civic and quasi
public uses around urban transit stations, while protecting and
preserving surrounding low-density neighborhoods from the
encroachment of incompatible land uses.

Policy 3.15.3:

Increase the density generally within one quarter mile of transit
stations, determining appropriate locations based on
consideration of the surrounding land use characteristics to
improve their viability as new transit routes and stations are
funded in accordance with Policy 3.1.6. (P1, P18).
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Accommodate land uses, locate and design buildings, and
implement streetscape amenities that enhance pedestrian
activity.

Housing Chapter
Policy 4.1.5:

Monitor the growth of housing developments and the forecast
of housing needs to achieve a distribution of housing
resources to all portions of the City and all income segments
of the City’s residents.

The project would integrate housing with commercial uses and amenities in proximity to
local and regional public transit, including in proximity to several bus line routes and the
Chinatown Metro Station directly adjacent to the project site. In support of Objective 3.16,
the project would be pedestrian-oriented with access to the Los Angeles State Historic Park
via a proposed constructed signalized intersection with a pedestrian crosswalk at North
Spring Street and Llewellyn Street. The project would include public open space via two
pedestrian plazas at the north and southwest portions of the project. The proposed project
would accommodate a range of uses supporting Objective 3.10, and would provide 725
residential units, with affordable units, that includes 348 studios, 260 one-bedrooms, and
117 two-bedrooms and commercial space for restaurants, a grocery store, and commercial
retail stores that are directly accessible from the ground level of North Spring Street and
West College Street. The project’s affordable units helps achieves Policy 4.1.5 by expanding
the housing options for the Chinatown area and providing a more diverse mix of housing on
site which includes 37 units for very low income households. The proposed commercial uses
would not only provide easier access to amenities for residences and visitors, but the
proposed retail stores and grocery store will bring in additional employment opportunities to
the area. In support of Objective 3.15 and Policy 3.15.3, locating the mixed-use
development close to transit and commercial shopping areas with retail services and
restaurants encourages pedestrian activity and provides an incentive for residents not to use
their cars for commuting errands, dining, entertainment and employment, thereby reducing
vehicle trips.
Open Space Chapter
Objective 6.2: Maximize the use of the City's existing open space network and
recreation facilities by enhancing those facilities and providing connections,
particularly from targeted growth areas, to the existing regional and community
open space system.
Policy 6.4.7: Consider as part of the City's open space inventory of pedestrian
streets, community gardens, shared school playfields, and privately-owned
commercial open spaces that are accessible to the public, even though such
elements fall outside the conventional definitions of "open space." This will help
address the open space and outdoor recreation needs of communities that are
currently deficient in these resources.
The project would include two publicly accessible open plazas on the north and
southwestern ends at the ground level. With the installation of the signalized intersection
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with crosswalk at Spring Street and Llewellyn Street, the project provides a connection
between the Los Angeles State Historic Park and project site.
Economic Development Chapter
Goal 7A: A vibrant economically revitalized City.
Policy 7.2.3: Encourage new commercial development in proximity to rail and
bus transit corridors and stations.
Policy 7.2.5: Promote and encourage the development of retail facilities
appropriate to serve the shopping needs of the local population when planning
new residential neighborhoods or major residential developments.
Goal 7D: A City able to attract and maintain new land uses and businesses.
Goal 7G: A range of housing opportunities in the City.
The proposed project would develop a currently underused vacant lot for mixed uses,
which include residential units and commercial/retail spaces. The project provides 725
residential units, consisting of studios, one- and two-bedrooms, and approximately 37,600
square feet of market space, 8,000 square feet of restaurant space, and 6,000 square feet
of retail space. The project would provide for more housing opportunities in the area,
while introducing new commercial and retail shopping opportunities, such as a grocery
store, restaurants, and other retail stores, to serve the residents of the area. In addition,
the project would be in close proximity to bus lines and the Chinatown Metro Station,
which will allow residents and visitors easy access to the goods and services from the new
commercial businesses. These features will promote job creation and economic growth,
strengthen the commercial sector, and contribute to a better balance of land uses that
meets the needs of residents while redeveloping an underutilized site.
Central City North Community Plan.
Goal 1:

A safe, secure and high quality residential environment for all
economic, age and ethnic segments of the plan area.

Policy 1-1.1:

Designate specific lands to provide for adequate multi-family
residential development.

Objective 1-2:

To locate new housing in a manner which reduces vehicular
trips and makes it accessible to services and facilities.

Policy 1-2.1:

Encourage multiple residential development in commercial
zones.

Objective 1-4:

To promote and insure the provision of adequate housing for
all persons regardless of income, age, or ethnic background.

Policy 1-4.1:

Promote greater individual choice in type, quality, price, and
location of housing.
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Goal 2:

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

Objective 2-1:

To conserve and strengthen viable commercial development in
the Community and to provide additional opportunities for new
commercial development and services.

Objective 2-2:

To attract uses which strengthen the economic base and
expand market opportunities for existing and new businesses.

Policy 2-2.2

New development needs to add to and enhance the existing
pedestrian street activity.

Policy 2-2.3:

Require that the first floor street frontage of structures,
including mixed use projects and parking structures located in
pedestrian oriented districts, incorporate commercial uses.

The project helps achieve these goals by providing a mix of land uses by re-designating an
underutilized industrial property primarily used for temporary parking for a mixed-use
development with new residential units and commercial retail space. The proposed project
would provide 725 residential units that includes 348 studios, 260 one-bedrooms, and 117
two-bedrooms with 5 percent of the units (37 units) reserved for Very Low Income
Households, allowing for more housing choices. These housing choices include housing for
low income residents, thereby expanding housing options and providing a more diverse mix
of housing on-site. The project will include a grocery store, commercial retail stores, and
restaurants bringing additional employment opportunities to the area and allowing residents
to purchase goods and services at the same site. The project site’s location is adjacent to
the City’s largest jobs hub, Downtown Los Angeles, and various public transportation
options such as the Metro Gold Line, Union Station, and several bus line routes, thereby
reducing vehicle trips and utilizing existing readily available public transportation. The
project’s ground floor would be dedicated to commercial and retail uses that front North
Spring Street and West College Street. Along with the retail stores lining the frontage of the
project, the project includes two public pedestrian plazas at the north and southwest ends of
the site, further activating the street activity. Overall, the project would create more job
opportunities and provide services and amenities for the area.
Therefore, as conditioned, the recommended development meets the objectives of the
Community Plan, is permitted in the proposed C2 Zone, and is consistent with the general
plan land use designation.
Cornfield Arroyo-Seco Specific Plan.
The Cornfield Arroyo-Seco Specific Plan (CASP) was adopted on June 28, 2013, and
became effective on August 14, 2013, affecting specific areas within the Central City North,
Northeast LA and Silverlake/Echo Park/Elysian Valley Community Plan areas. The CASP
provides specific development standards in regards to zoning, building form, urban design,
and open space, and street standards to transform the industrial and public facility area into
a cluster of mixed-use, pedestrian-oriented and aesthetically pleasing neighborhoods. The
project was filed and deemed complete on December 7, 2012, prior to the adoption of the
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Specific Plan. Therefore, the project is not subjected to the provisions of the Specific Plan,
as stated in Chapter 1.2.B.2.e of the Specific Plan.
The proposed project would locate much needed housing near jobs-rich Downtown. The
project is directly adjacent to the Chinatown Metro Station and is served by a number of bus
lines. The location of the proposed project near jobs, entertainment, and transit as well as
the mix of uses on-site and residential units will reduce the number of vehicle trips. The
project will also provide 920 bicycle parking spaces, including 122 short-term spaces and
798 secured, long-term spaces, consistent with the intent and provisions of applicable plans.
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 at the intersection of Spring Street and College Street within the
Central City North Community Plan. The approximately 4.9-acre site is currently vacant and
is enclosed with a fence. Adjacent properties to the south across College Street are
developed with surface parking lots and a two-story commercial store. Properties to the east
across Main Street are developed with one- and two-story commercial and industrial
buildings with associated surface parking and loading areas. The properties to the north
across Rondout Street are also developed with one- and two-story commercial and
industrial buildings with associated surface parking and loading area. However, the site is
approved for a seven-story multi-family residential development. Properties to the north are
developed with one- and two-story commercial and industrial buildings and the Los Angeles
State Historic Park. West of the project site, across Spring Street is the Chinatown Metro
Station, which serves the Gold Line, Blossom Plaza, a mid-rise mixed-use development, the
Los Angeles State Historic Park, and two- to three-story commercial buildings.
The project would develop the vacant site with a mixed-use building that includes 725 multi
family residential units above two levels of a podium structure. The project will also provide a
total of 51,600 square feet of commercial space comprising of 37,600 square feet of market
space, 8,000 square feet of restaurant space, and 6,000 square feet of retail space. Parking
would be located above ground in two levels within the podium structure and in one
subterranean level. The residential uses would be housed within five, five-story buildings
arranged in a series of central courtyard on top of the podium. Commercial uses would be
located on the ground floor within the podium, fronting on Spring Street and College Street,
located on the western and southern portions of the site. The project would provide two
open plazas situated at the north and southwest portions of the project site.
The project area is urban in nature with various commercial, residential, and light-industrial
uses. The project site’s proximity to a major transit stop and its regional center designation
encourages a high density of residents and businesses surrounding the Chinatown Metro
Station. The project’s ground-floor commercial uses would incorporate transparent and
active storefront designs on the public streets and landscaped plazas with a widened
sidewalk along the east side of Spring Street to create a pedestrian oriented retail
environment, while encouraging transit usage. The following project elements were
designed in a manner which is compatible with both existing and future developments in the
area:
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A. Building Design. The commercial and residential buildings’ proposed design would be
consistent with the design policies set forth in the Citywide Design Guidelines. The
building elevations utilize a variety of architectural features, building materials and
changes in depth and color to break up massing and create a consistent architectural
theme for the development. The podium parking levels would be wrapped with
commercial uses on the ground level fronting Spring Street, Llewellyn Street, and
College Street, as well as additional screening via landscaping and various building
materials for the rest of the podium. Thus, visibility of the parking levels will be minimal
from the public rights-of-way. Additionally, the ground-floor level incorporates pedestrianscaled entrances with transparent storefronts and two open plazas with stairs leading up
to the courtyard and residential units on top of the podium. The north and south plazas’
location across from the Chinatown Metro Station and Los Angeles State Historic Park,
respectively, will further enhance the pedestrian space in the area. Overall, the project’s
contemporary architecture complements and enhances the surrounding developments.
B. Height/Bulk. With its two-story podium and five, five-story residential buildings on top of
the podium, the project would reach a maximum building height of seven-stories or 80
feet. The proposed height of the buildings is consistent with recent and future
development in the immediate area. To the west of the project, is the recently built
Blossom Plaza, which is a mixed-use building with a height of five stories. To the
southwest is the Chinatown Senior Lofts, which has a height of nine stories. Directly
northeast of the project is the approved LA Lofts Chinatown, which is a residential
condominium building with an anticipated height of seven stories. Northwest of the
project, is the proposed Elysian Park Lofts, which is also a mixed-use project that
proposes three buildings with varying heights of seven, eight, and 14 stories. Overall, the
project is of similar size and massing to existing and planned buildings in the immediate
vicinity.
C. Setbacks. The project will comply with the requirements of the Municipal Code and the
sidewalk, setback, and streetscape guidelines of the Citywide Design Guidelines.
Ground floor treatments also include active retail uses, prominent entryways, open
plazas, and pedestrian-scaled architecture. As the development is surrounded on all
sides by public streets or alleys, adequate separation distances will be maintained
between all buildings within and adjacent to the site.
D. Off-Street Parking. The project will provide 907 residential and commercial parking
spaces on-site in accordance with the requirements of the Municipal Code, and will be
consolidated within two podium levels and one level of subterranean parking. The
parking facilities will be screened with architectural and landscape elements, and are
located so as to maintain active pedestrian environments along the ground-level building
frontages. The project will also provide 122 spaces for short-term and 798 spaces for
long-term bicycle parking provided in accordance with the Municipal Code. Short-term
bicycle parking will be visible along building frontages, and long-term bicycle parking will
be secure and accessible for residents within the parking levels.
E. Loading. Any loading or noise-generating back-of-house uses are located away from the
landscaped open plazas, commercial stores fronting Spring Street, and public streets as
feasible. Additionally, the project’s design feature (PDF-AES-2) requires all rooftop and
ground-level mechanical equipment and utilities to be appropriately screened by
screening walls, enclosures, and landscaping without detracting from the usability and
active street presence of the development.
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F. Lighting. Implementation of the project will introduce new light sources within the project
site, including streetlights, interior building lighting, exterior security lighting, exterior
architectural lighting, and sign lighting. However, the proposed lighting is typical of
mixed-use projects and is not expected to create unusually high levels of light. All areas
of the Project site not covered by the building will have night lighting for safety and
security. Open exterior areas such as walkways and landscaped areas will have lowlevel security type lighting. The project’s lighting also includes wayfinding lighting and
decorative lighting in the pedestrian plazas. Additionally, the project’s design feature
(PDF-AES-3) requires outdoor lighting to shine downward, be installed with shielding,
and be directed onto the project site, so that the light source does not directly illuminate
any adjacent properties or the above night skies.
G. Landscaping. The project provides 34,668 square feet of common open space. Open
space for the project is concentrated primarily on the second floor courtyard area, on top
of the podium deck, and includes two swimming pools, a spa area, courtyards,
landscaping, and various amenity spaces. The ground-level pedestrian plazas are also a
part of the project’s open space, featuring decorative paving and hardscape, outdoor
seating, and landscaped planters. Landscaping for the site includes native and droughttolerant plantings that will complement the building style and design, to include: street
trees within the public right-of-way and accenting planters.
H. Trash Collection. The project includes four locations for trash collection and recycling
facilities on the ground-floor level of the retail parking podium and residential portion of
the parking structure. The trash collection areas and recycling facilities will be screened
and covered from public view.
c) The residential project provides recreational and service amenities to improve
habitability for its residents and minimize impacts on neighboring properties.
The project will result in the creation of new residential and commercial uses on a site that is
currently vacant while minimizing impacts on neighboring properties. The mixed-use
development would provide residential open space areas within private balconies and
podium-level patios for each unit, as well as a number of common open space areas
dispersed throughout the residential complex. Common open space areas would be
primarily concentrated on the second floor courtyard area. The series of outdoor courtyard
areas enclosed by the five residential buildings will have two pools, dining and seating
areas, water features, and a centrally located community building with outdoor cooking and
dining courts. Other outdoor common open spaces can be found on the ground-level floor of
the project via the north and south pedestrian plazas. The pedestrian plazas are landscaped
and include seating areas for the public. The project also provides indoor amenities for its
residents located on the first and fifth floors of the residential building, which include a
community room, fitness center, and indoor spa. Residents will also have private open
space in the form of balconies and podium level private patios.
The project is located in an urbanized setting, in a developed regional commercial center,
which attracts a substantial working and visiting population. The project will also provide
service amenities such as destination retail, a grocery store, and dining offerings available to
residents, local customers, visitors, and transit users. The project is also located across from
the Los Angeles State Historic Park. With the implementation of the new signalized
intersection and crosswalk at Llewellyn Street and Spring Street, as well as a new
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landscaped pedestrian island at the crossing, visitors and residents will easily be able to
access the park. The project provides ample on-site recreational amenities for residents and
therefore, the project will not result in negative recreational impacts on neighboring
properties.
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C. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) FINDINGS

The City of Los Angeles, as lead agency, acting through the Department of City Planning,
prepared an environmental impact report (EIR), consisting of a Draft EIR, Final EIR, and the
Errata to the Final EIR under case number ENV-2012-2055-EIR (SCH No. 2014061066).
Pursuant to the California Environmental Quality Act (California Public Resources Code
Sections 21000-21189.57)(CEQA), the EIR is intended to serve as an informational document
for public agency decision-makers and the general public regarding the objectives and
components of the project at 129-135 West College Street, and 924 North Spring Street,
consisting of a seven-story mixed-use development with up to 725 multi-family residential units,
with affordable units, and 51,600 square feet of commercial uses, totaling up to 618,580 square
feet of floor area on a 4.92-acre vacant and located within an identified Transit Priority Area in
Central City North Community Plan area.
In a determination letter dated November 6, 2018, the City’s Deputy Advisory Agency (DAA)
certified the EIR; adopted the environmental findings prepared for the Project as well as a
statement of overriding considerations and a mitigation monitoring program (MMP); and
approved the Project’s vesting tentative tract map (VTTM). However, an appeal was filed with
respect to the DAA’s approval of the VTTM, and therefore when the City Planning Commission
denied the appeal on December 13, 2018, it also re-certified the EIR, and adopted the
environmental findings prepared for the Project as well as the mitigation monitoring program.
CEQA and the State CEQA Guidelines (California Code of Regulations, Title 14, Chapter 3,
Sections 15000-15387) allow the City to rely on the previously certified EIR unless a
Subsequent or Supplemental EIR is required. Specifically, CEQA Guidelines Sections 15162
and 15163 require preparation of a Subsequent or Supplemental EIR when an EIR has been
previously certified or a negative declaration has previously been adopted and one or more of
the following circumstances exist:
1. Substantial changes are proposed in the project which will require major revisions of the
previous EIR or negative declaration due to the involvement of new significant
environmental effects or a substantial increase in the severity of previously identified
significant effects;
2. Substantial changes occur with respect to the circumstances under which the project is
undertaken which will require major revisions of the previous EIR or negative declaration
due to the involvement of new significant environmental effects or a substantial increase in
the severity of previously identified significant effects; or
3. New information of substantial importance, which was not known and could not have been
known with the exercise of reasonable diligence at the time the previous EIR was certified
as complete or the negative declaration was adopted, shows any of the following:
a. The project will have one or more significant effects not discussed in the previous EIR or
negative declaration;
b. Significant effects previously examined will be substantially more severe than shown in
the previous EIR;
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Mitigation measures or alternatives previously found not to be feasible would in fact be
feasible, and would substantially reduce one or more significant effects of the project,
but the project proponents decline to adopt the mitigation measure or alternative; or

d. Mitigation measures or alternatives which are considerably different from those analyzed
in the previous EIR would substantially reduce one or more significant effects on the
environment, but the project proponents decline to adopt the mitigation measure or
alternative.
Likewise, Public Resources Code Section 21166 states that unless one or more of the following
events occur, no Subsequent or Supplemental EIR shall be required by the lead agency or by
any responsible agency:
Substantial changes are proposed in the project which will require major revisions of the
environmental impact report;
Substantial changes occur with respect to the circumstances under which the project is
being undertaken which will require major revisions in the environmental impact report;
or
New information, which was not known and could not have been known at the time the
environmental impact report was certified as complete, becomes available.
SECTION 2. CEQA FINDINGS
FIND, based on the independent judgment of the decision-maker, after consideration of the
whole of the administrative record, the project was assessed in the College Station Project EIR
No. ENV-2012-2055-EIR, SCH No. 2014061066 re-certified on December 13, 2018; and
pursuant to CEQA Guidelines, Sections 15162 and 15164, no subsequent EIR, negative
declaration, or addendum is required for approval of the Project.
SECTION 3. MITIGATION MONITORING PROGRAM
All mitigation measures in the previously adopted Mitigation Monitoring Program attached as
Exhibit "B”, are imposed on the project through Condition of Approval, Environmental Conditions
No. 1, to mitigate or avoid significant effects of the proposed Project on the environment and to
ensure compliance during Project implementation.

