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FINDINGS

1. Zone Change, and “T” and “Q” Classification Findings.

a. The adoption of the proposed land use ordinance is in conformity with public 
necessity, convenience, general welfare and good zoning practice. Pursuant to 
Section 12.32 C of the Los Angeles Municipal Code (LAMC), and based on these 
findings, the recommended action is deemed consistent with public necessity, 
convenience, general welfare and good zoning practice.

Public Necessity. The Project Site is currently designated for Community Commercial land 
uses by the Van Nuys-North Sherman Oaks Community Plan. However, the Project Site’s 
current split zoning (partially PB, P, and C2) is inconsistent with this land use designation, as 
the PL and PB zones do not correspond to the Community Commercial land use designation. 
Therefore, the proposed Zone Change to C2-1L-RIO and RAS3-1L-RIO, which do correspond 
to the community plan land use designation, will bring the Site’s zoning into conformity with 
the Community Plan.

The Project Site is located in an infill location that will be in close proximity to jobs, housing, 
and a wide range of uses and public services. The proposed new uses and massing of the 
Reduced Alternative 5 would be compatible with the surrounding area. The area surrounding 
the project site is urbanized and characterized by a mix of one- to two-story commercial uses, 
the two-story Westfield Fashion Mall immediately to the east, low- to medium-density multi
family residential uses, and single family residential uses. The Reduced Alternative 5’s 
proposed residential and neighborhood-serving commercial uses would complement and be 
compatible with this mix of nearby uses. The Reduced Alternative 5’s maximum proposed 
height will be similar to that of the adjacent Westfield Fashion Mall, which is one of the few 
other parcels in this southern portion of the Community Plan Area that are similarly designated 
for Community Commercial land uses.

Approval of the requested Zone Change would allow the Reduced Alternative 5 to help 
alleviate the City’s housing shortage through the provision of 249 new multi-family residential 
units on a site that currently does not provide any housing. The Reduced Alternative 5 would 
make for a more efficient use of land than the existing surface parking lots surrounding the 
Sunkist Building by providing housing and retail uses on a Site that is designated for 
Community Commercial uses. These new benefits will be provided while also maintaining and 
rehabilitating the iconic Sunkist Building, an important historic resource. As such, the Reduced 
Alternative 5 would accommodate projected population growth in the area, while being 
compatible with surrounding uses and consistent with the vision for the project site as reflected 
in the adopted Community Plan. Accordingly, the proposed Zone Change would be in 
conformity with public necessity.

Convenience. The Reduced Alternative 5’s density and scope are appropriate for the Site and 
the surrounding properties, as it creates an appropriate residential density that is consistent 
with the least intensive zone (RAS3) that corresponds to the Project Site’s existing Community 
Commercial land use designation. The Reduced Alternative 5 creates new residential uses 
on an infill location that afford easy access to nearby employment centers, entertainment, and 
services, and creates new commercial uses to support the surrounding neighborhood (retail, 
restaurant, grocery store). Reduced Alternative 5 also provides new publicly accessible open 
spaces and gathering spaces, such as the proposed linear park on the Project Site along 
Hazeltine Avenue, available to residents and the surrounding community, facilitating public
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access to the Project Site and to the Los Angeles River. Accordingly, the proposed Zone 
Change would be in conformity with the public convenience.

General Welfare. Approval of the requested Zone Change would allow the development of an 
infill site with multi-family residential units and neighborhood-serving commercial space that 
will benefit the future on-site residents as well as the existing neighborhood. Furthermore, the 
Reduced Alternative 5 would provide for an appropriate transition from the regional-serving 
commercial uses at the Westfield Fashion Mall immediately to the east, to the lower-scale 
residential and commercial uses to the west and north of the project site. The Reduced 
Alternative 5 will provide a strong street wall with ground-floor storefronts along Riverside 
Drive and Hazeltine Avenue, and the corner with Calhoun Avenue, creating an inviting space 
for pedestrians and encouraging foot traffic. The Reduced Alternative 5 will also provide for 
the retention and rehabilitation of the Sunkist Building, a historic resource that is significant 
architecturally, and will complement the existing building and retain expansive views of the 
Sunkist Building, particularly from the proposed linear park along Hazeltine Avenue. The 
Reduced Alternative 5 will add 249 multi-family units to the City’s housing stock.

Good Zoning Practice. The project site has a general plan land use designation of Community 
Commercial, and is currently zoned PB, PL, and C2. The existing PB and PL Zones are not 
consistent with this land use designation. The proposed RAS3 Zone does correspond to the 
Project Sites current land use designation. The proposed Zone Change would bring the 
project site’s zoning into conformity with the general plan, thus being good zoning practice. 
Furthermore, the proposed RAS3 is the least intensive corresponding zone under the 
Community Commercial land use designation. The proposed zone corresponds to the Site’s 
existing land use designation, and by being the least intensive corresponding zone, is an 
appropriate zone considering that the project site, while abutting regionally serving 
commercial uses immediately to the east, is also immediately abutting single-family residential 
uses to the west, with low-scale commercial and multi-family uses to the north across 
Riverside Drive and further beyond. Therefore, the Reduced Alternative 5, which proposes a 
maximum height of 7.5 feet (which is the same as the adjacent regional mall) with a maximum 
of 5 stories, with the mass appropriately broken up through wide step backs and view 
corridors, would be compatible with the existing land use designation and with the character 
of the surrounding area, and with the commercial zones to the east and north, and the single
family and low-scale multi-family zones in the area.

As proposed, the Reduced Alternative 5 would provide 249 multi-family units, 27,470 square- 
feet of new commercial uses, and would retain and rehabilitate the existing 126,674 square 
feet of existing office space within the Sunkist Building. The Reduced Alternative 5 will provide 
new commercial space and employment opportunities to increase the City’s housing stock 
and support existing and future residents, in a manner that is consistent with the designation 
and vision for the project site in the adopted existing community plan. As such, the proposed 
Zone Change would be consistent with good zoning practice.

b. “T” and “Q” Classification Findings.

Per LAMC Section 12.32 G.1 and 2, the current action, as recommended, has been made 
contingent upon compliance with new “T” and “Q” conditions of approval imposed herein for 
the Proposed Project. The “T” Conditions are necessary to ensure the identified dedications, 
improvements, and actions are undertaken to meet the public’s needs, convenience, and 
general welfare served by the actions required. These actions and improvements will provide 
the necessary infrastructure to serve the proposed community at this site. The “Q” conditions 
that limits the scale and scope of future development on the Site are also necessary to protect



CPC-2014-1361-ZC-MCUP-SPR F-3

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 Findings (Alcohol)

The Reduced Alternative 5 will retain and rehabilitate the existing 126,674 square-foot Sunkist 
Building, and construct 249 new multi-family residential units and 27,470 square feet of 
commercial uses. In conjunction with the development of the Reduced Alternative 5, the 
Applicant is requesting a Master Conditional Use Permit (MCUP) to allow the sale and 
dispensing of a full line of alcoholic beverages for off-site consumption at up to three 
establishments, and on-site consumption at up to two establishments. The following are the 
findings for a MCUP as required by LAMC 12.24 W.1.

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 Reduced Alternative 5 will retain and rehabilitate the existing 126,674 square-foot Sunkist 
Building, and construct 249 new multi-family residential units and 27,470 square feet of 
commercial uses on the surrounding existing surface parking areas. In total, the Reduced 
Alternative 5 involves the development of up to 287,924 square feet of new floor area (not 
including the 126,674 square-foot Sunkist Building to remain). The Applicant is requesting a 
Master Conditional Use Permit to allow for the sale and dispensing of a full line of alcoholic 
beverages off-site consumption at up to three establishments (i.e., grocery stores and/or retail 
establishments) and on-site consumption at up to two establishments (i.e., restaurants).

The Project Site is located within the Van Nuys-North Sherman Oaks Community Plan area, 
and is designated for Community Commercial land uses. The area surrounding the Project 
Site is urbanized and improved with a range of low- to medium-density residential uses and 
commercial uses, including a regional serving shopping mall immediately to the east. The 
proposed restaurant, retail and grocery store uses will be desirable to the public convenience 
and welfare as the uses are in a convenient infill location accessible to nearby residents, 
workers, and visitors. The Project will provide convenient eating and shopping places to serve 
the residents, employees and visitors in the area, and add to the number of available dining 
venues.

A variety of commercial uses is an intrinsic part of the service amenities that are necessary 
for the conservation, development, and success of a vibrant neighborhood. The project site 
has a Community Commercial land use designation, which allows for the proposed restaurant 
and retail uses. The ability for the Site to offer a full line of alcoholic beverages will allow the 
restaurants and retail/grocery uses to remain competitive with other similar uses serving the 
same area, as alcohol service is a common and expected by patrons as part of these 
commercial uses. Further, patrons are drawn to the existing adjacent mall due to the shopping, 
entertainment, and dining experiences available to them, and offering a full line of alcoholic 
beverages at these uses on the Project Site will enhance the dining and entertainment 
experience for visitors, employees, and residents in the vicinity. In light of the above, the 
Reduced Alternative 5 will continue to perform a function that enhances the character of the 
area, which is appropriate within the context of the Community Commercial land use 
designation.

The MCUP provides an umbrella entitlement with conditions that apply to the Project Site and 
in general to all venues, including the retail and restaurant uses. These conditions include,
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but are not limited to, security measures, such as a camera surveillance system and 
appropriate lighting in the evening hours, hours of operation for the entertainment and dancing 
(the proposed hours of operation are from 9:00 AM to 2:00 AM), except routine clean-up, and 
of adult entertainment. In addition, all music, sound or noise which is under the control of the 
Project Applicant shall be in compliance with the Citywide Noise Ordinance. Further, loitering 
is prohibited on and around the premises, and the Project Applicant will be required to 
maintain the premises and sidewalk in good condition. These conditions will be supplemented 
by more specific conditions designed to address the characteristics of each individual 
establishment a Plan Approval which will be required, prior to the effectuation of the approval 
for each respective tenancy identified above, where more specific physical and operational 
restrictions. Under these Plan Approvals, the Zoning Administrator and LAPD have the 
opportunity to comment and recommend any conditions, including the maximum number of 
indoor seats, as determined by the Department of Building and Safety.

The proposed Zone Change to RAS3-1L-RIO and C2-1L-RIO would bring the site’s existing 
zoning into conformity with the project site’s Community Commercial land use designation. 
The height of Buildings A and B would be comparable or slightly less than the existing Sunkist 
Building and the adjacent Westfield Fashion Square mall, with significant breaks in massing 
and publicly accessible open space, and would therefore be complementary and compatible 
with these existing commercial uses while also appropriately transitioning to the lower-scale 
residential and commercial uses around the project site to the north and west. The ground- 
floor retail and consistent street wall, with a minimum of vehicular driveways (same number 
as under existing conditions), would encourage pedestrian activity and enliven the project site 
area. Reduced Alternative 5 would provide an appropriate scale and mix of uses for a 
commercially-designated parcel that is a corner lot for two major streets (Hazeltine Avenue 
and Riverside Drive), but that also abuts a local street and areas that are zoned for low-density 
multi-family and single-family residential.

As such, the service of alcoholic beverages within two restaurants and three retail/grocery 
uses as part of a mixed-use development will enhance the built environment in the 
surrounding neighborhood, and will provide a function that is fitting and compatible with the 
character of the surrounding community and commercial viability of the region as a whole.

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 Reduced Alternative 5 will retain and rehabilitate the existing 126,674 square-foot Sunkist 
Building, and construct 249 new multi-family residential units and 27,470 square feet of 
commercial uses over the surrounding existing surface parking areas. In total, the Reduced 
Alternative 5 involves the development of up to 287,924 square feet of new floor area (not 
including the Sunkist Building to remain). The Applicant is requesting a Master Conditional 
Use Permit to allow for the sale and dispensing of a full line of alcoholic beverages off-site 
consumption at up to three establishments (i.e., grocery stores and/or retail establishments) 
and on-site consumption at up to two establishments (i.e., restaurants).

As previously described, the Project Site is located within the Van Nuys-North Sherman Oaks 
Community Plan area, and is designated for Community Commercial land uses. The area 
surrounding the Project Site is urbanized and improved with a range of low- to medium-density 
residential uses and commercial uses, including a regional serving shopping mall immediately 
to the east. The proposed restaurant, retail and grocery store uses will be desirable to the 
public convenience and welfare as the uses are in a convenient infill location accessible to 
nearby residents, workers, and visitors to eat, drink, and socialize. Thus, the proposed retail
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and restaurant uses are located in a convenient infill location that nearby residents, visitors, 
and employees can patronize from within a short distance.

A variety of commercial uses is an intrinsic part of the service amenities that are necessary 
for the conservation, development, and success of a vibrant neighborhood. The project site 
has a Community Commercial land use designation, which allows for the proposed restaurant 
and retail uses. The ability for the Site to offer a full line of alcoholic beverages will allow the 
restaurants and retail/grocery uses to remain competitive with other similar uses serving the 
same area, as alcohol service is a common and expected by patrons as part of these 
commercial uses. Further, patrons are drawn to the existing adjacent mall due to the shopping, 
entertainment, and dining experiences available to them, and offering a full line of alcoholic 
beverages at these uses on the Project Site will enhance the dining and entertainment 
experience for visitors, employees, and residents in the vicinity.

Redevelopment of the Site will also increase street activity by introducing a new building that 
replaces existing surface parking areas with a mix of ground-floor commercial uses co-located 
on-site with 249 multi-family residential units. The Reduced Alternative 5 locates new 
residential and commercial uses near existing employment centers (including the on-site 
Sunkist Building), entertainment, and services; promotes pedestrian activity in the general 
area; and provides a gathering point with new recreational and open space amenities 
available to residents, employees and visitors. The sale, dispensing, and consumption of 
alcoholic beverages will provide a new amenity for those who are visiting the area.

As discussed above, the Reduced Alternative 5’s conditions will be supplemented by more 
specific conditions designed to address the characteristics of each individual establishment at 
Plan Approval which will be required, prior to the effectuation of the approval for each 
respective tenancy identified above. Under these Plan Approvals, the Zoning Administrator 
and LAPD will have the opportunity to comment and recommend any additional conditions, 
as warranted. Further, the sale of alcohol is regulated by the State of California through the 
issuance of an Alcohol Beverage Control (ABC) license. Thus, as conditioned, combined with 
the enforcement authority of ABC and LAPD, the approval for the sale of alcohol will not be 
detrimental to the public health, safety and welfare.

The Reduced Alternative 5 will introduce new residential, retail and restaurant uses to the 
Site. The addition of these new uses will provide an amenity to the existing businesses and 
residents in the area as well as support projected growth. The Reduced Alternative 5, as 
proposed, will be comprised of two new mixed-use buildings (Building A and B), with a 
maximum of five stories and 61 - 75 feet in height, to be developed in the northern portion of 
the project site, with a parking structure (three above-grade and two below grade levels) and 
surface parking on the southern portion of the project site. The existing three-story Sunkist 
Building would be retained and rehabilitated.

The proposed Zone Change to RAS3-1L-RIO and C2-1L-RIO would bring the site’s existing 
zoning into conformity with the project site’s Community Commercial land use designation. 
The height of Buildings A and B would be comparable or slightly less than the existing Sunkist 
Building and the adjacent Westfield Fashion Square mall, with significant breaks in massing 
and publicly accessible open space, and would therefore be complementary and compatible 
with these existing commercial uses while also appropriately transitioning to the lower-scale 
residential and commercial uses around the project site to the north and west. The ground- 
floor retail and consistent street wall with a minimum of vehicular driveways (same number as 
under existing conditions) would encourage pedestrian activity and enliven the project site 
area. This would be an appropriate use for a commercially-designated parcel that is a corner
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lot for two major streets (Hazeltine Avenue and Riverside Drive), but that also abuts a local 
street and areas that are zoned for low-density multi-family and single-family residential.

Thus, the Reduced Alternative 5 will be compatible with development on adjacent and 
neighboring properties and its location, size height, and operations will be compatible with and 
will not adversely affect or further degrade surrounding properties and/or the public health, 
welfare, and safety.

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

The Project Site is located within the Van Nuys-North Sherman Oaks Community Plan area, 
which designates the Site for Community Commercial land uses corresponding to the CR, C2, 
C4, RAS3, and RAS4 Zones. The Site is currently zoned P-1L-RIO, PB-1L-RIO, and C2-1L- 
RIO, which is inconsistent with its current land use designation. The proposed Zone Change 
for the site to be C2-1L-RIO and RAS3-1L-RIO would bring the project site into conformity 
with its existing land use designation. The Reduced Alternative 5 includes the retention of the 
existing Sunkist Building and the construction of two new five-story mixed-use buildings and 
a parking structure consisting of 249 multi-family residential units and 27,470 square feet of 
retail / restaurant uses.

The C2 Zone allows for retails and restaurants and the service of alcoholic beverages through 
a Conditional Use approval, and the RAS3 Zone allows the service of alcohol through a 
Conditional Use approval (see ZA 2007-5927(ZAI)).

The Community Plan text is silent with regards to alcohol sales. In such cases, the decision
maker must interpret the intent of the Community Plan. The proposed request for the sale and 
dispensing of a full line of alcoholic beverages for off-site consumption at up to three 
establishments, and on-site consumption for up to two establishments, are consistent with the 
following Van Nuys-North Sherman Oaks Community Plan goal:

Goal 2: To conserve and strengthen viable commercial development

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

The Project is a mixed-use development that will provide residential and commercial uses on 
an infill location designated for Community Commercial land uses. The area surrounding the 
Project Site is urbanized and improved with a range of low- to medium-density residential uses 
and commercial uses, including a regional serving shopping mall immediately to the east. The 
proposed restaurant, retail and grocery store uses will be desirable to the public convenience 
and welfare as the uses are in a convenient infill location accessible to nearby residents, 
workers, and visitors to eat, drink, and socialize.

The Project Site has a Community Commercial land use designation, which allows for the 
proposed restaurant and retail uses. The ability for the Site to offer a full line of alcoholic 
beverages will allow the restaurants and retail/grocery uses to remain competitive with other 
similar uses serving the same area, as alcohol service is a common and expected by patrons 
as part of these commercial uses. Further, patrons are drawn to the existing adjacent mall 
due to the shopping, entertainment, and dining experiences available to them, and offering a 
full line of alcoholic beverages at these uses on the Project Site will enhance the dining and 
entertainment experience for visitors, employees, and residents in the vicinity. The sale, 
dispensing, and consumption of a full-line of alcoholic beverages, in conjunction with the
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operations of the proposed retail and restaurant uses, will be an added amenity for residents 
and patrons of the Project, and will thus help to conserve and strengthen viable economic 
development on a commercially-designated lot in the Community Plan area.

The Project Site is designated as Community Commercial by the Community Plan, is currently 
improved with an office building and surface parking, and is immediately adjacent to a regional 
mall that includes multiple shops and restaurants. The Project Site is thus located in an 
established commercial area, adjacent to an existing shopping area, which is appropriate for 
the sale and dispensing of alcohol incidental to the commercial retail and restaurant uses 
proposed under Reduced Alternative 5. Therefore, the Reduced Alternative 5 substantially 
conforms with the purposes, intent and provisions of the General Plan and the Community 
Plan.

The Project’s density will be consistent with the neighborhood density and contribute to the 
area’s viable commercial development by introducing new residential, retail restaurant uses 
in an appropriate location. As mentioned above, the Van Nuys-North Sherman Oaks 
Community Plan designates the Project Site for Community Commercial land uses. The 
Project Site’s P and PB Zones are inconsistent with the Community Plan under existing 
conditions. The proposed Zone Change to RAS3-1L-RIO for the portion of the Project Site 
containing the proposed new mixed use buildings is the least intensive zone that corresponds 
to the Project Site’s land use designation, and allows for the proposed multi-family residential 
and commercial uses. The maximum proposed FAR for Lot 1 (0.82:1) and Lot 2 (1.4:1) is 
below the maximum permitted in the C2-1L and RAS3-1L Zones (1.5:1 and 3:1, respectively).

As discussed above, the Reduced Alternative 5 is consistent with the surrounding 
development within the Community Plan. No specific plans are applicable to the Project Site. 
Based on the above, the Reduced Alternative 5 and requested Master Conditional Use Permit 
substantially conform with the purpose, intent and provisions of the General Plan, the 
applicable community plan, and any applicable specific plan.

ADDITIONAL FINDINGS FOR ALCOHOL SALES

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

The approval of the Master Conditional Use Permit to allow the sale and dispensing of a full 
line of alcoholic beverages on the Site will not adversely affect the welfare of the community. 
The Reduced Alternative 5 will provide additional amenities that will result in a greater variety 
of dining options, which will support the growing residential population as well as improve the 
existing environment and attract new visitors and residents to the area. Thus, the introduction 
of a new building with a mix of uses with a strong ground-floor retail and residential presence 
will enliven the area, which is currently occupied by large surface parking areas, with more 
eyes on the street and help maintain a safe environment.

Diversity amongst uses is common in the immediately surrounding area, particularly along 
Riverside Drive. The proposed retail and restaurant uses are allowed in the RAS3 Zone, which 
corresponds to the Project Site’s Community Commercial land use designation. The sale of 
alcohol is a common and expected component of restaurants and grocery stores. Nearby uses 
that offer alcohol for sale include the T rader Joe’s grocery store to the north of the Project Site 
across Riverside Drive. Immediately to the east of the Project Site is the Westfield Fashion 
square mall. Additionally, while there are residential uses near the Project Site, as well as 
residential uses proposed as part of the Project, the proposed establishments open to the 
public serving alcoholic beverages will be part of a controlled and monitored operation. 
Numerous conditions have been imposed to ensure that the use is integrated into the
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community as well as to protect community members from adverse potential impacts. As part 
of the required Plan Approvals, additional conditions may be recommended for consideration 
by the California Department of ABC that regulate the sale of alcoholic beverages to prevent 
adverse impacts to the neighborhood. Other conditions imposed will maintain the order and 
ensure cleanliness of the Project and its surroundings. In addition, the grant requires the use 
and maintenance of an age verification device to deter underage purchases and drinking. 
Employees must also undergo STAR (Standardized Training for Alcohol Retailers) training, 
provided by the Los Angeles Police Department. Both the Conditions of Approval and the 
requirements of the State Alcoholic Beverage Control agency are intended to protect the 
public health, welfare and safety of the community. Thus, the proposed restaurant uses, and 
off-site consumption associated with retail/grocery uses, as it relates to the sale, dispensing, 
and consumption of alcoholic beverages will not adversely affect the welfare of the pertinent 
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 the area (especially those crimes involving public drunkenness, the illegal sale 
or use of narcotics, drugs or alcohol, disturbing the peace and disorderly conduct), 
and whether revocation or nuisance proceedings have been initiated for any use in 
the area.

According to the California State Department of ABC licensing criteria, there are five (5) on
site and three (3) off-site licenses allocated to the subject Census Tract Number 1287.02, 
based on a population of 5,639 people. Within the subject Census Tract, there are currently 
three (3) total active licenses, including two on-site licenses and one off-site license. As such, 
the number of existing on-site licenses within the census tract where the Project Site is located 
does not exceed ABC guidelines.

According to statistics provided by the LAPD’s Central Vice Unit within Crime Reporting 
District No. 964 which has jurisdiction over the Project Site, a total of 487 crimes were reported 
in 2018 (399 Part I and 88 Part II crimes), compared to the Citywide Average of 185 crimes 
and the High Crime Reporting District Average of 222 crimes. The vast majority (334) of the 
Part I crimes are reported as larceny. Alcohol-related Part II Crimes reported include Narcotics 
(17), Liquor Laws (2), Public Drunkenness (4), Disturbing the Peace (0), Disorderly Conduct 
(1), Gambling (0), DUI related (38), and other offenses (26). These numbers do not reflect the 
total number of arrests in the subject reporting district over the accountable year. Arrests for 
this calendar year may reflect crimes reported in previous years.

Concentration can be undue when the addition of a license will negatively impact a 
neighborhood. Concentration is not undue when the approval of a license does not negatively 
impact an area, but rather such a license benefits the public welfare and convenience. The 
ABC has discretion to approve an application if there is evidence that normal operations will 
not be contrary to the public welfare and will not interfere with the quiet enjoyment of property 
by residents in the area. Negative impacts commonly associated with the sale of alcoholic 
beverages, such as criminal activity, public drunkenness, and loitering are mitigated by the 
imposition of conditions requiring responsible management and deterrents against loitering, 
public drinking, driving under the influence, and public drunkenness. As stated above, the 
number of existing on-site licenses within the census tract where the Project Site is located 
does not exceed ABC guidelines. Furthermore, as conditioned, allowing the sale, dispensing,
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and consumption of a full line of alcoholic beverages in conjunction with the proposed 
restaurant and retail/grocery uses and is not anticipated to create a law enforcement issue. 
Consequently this approval will not result in an undue concentration of premises selling, 
dispensing, and consumption of a full-line of alcoholic beverages.

The Reduced Alternative 5 will not adversely affect community welfare because the proposed 
restaurant and retail/grocery uses are desirable uses would be located in an area designated 
for commercial uses. In this case, the Project will provide a convenience and new amenity to 
visitors and residents in the immediate neighborhood and, as conditioned, will not negatively 
impact the area. As such, the proposed restaurant and retail/grocery uses room in conjunction 
with the on- and off-site sale, dispensing, and consumption of a full-line of alcoholic beverages 
will be compatible with the surrounding development and will not adversely affect the welfare 
of the surrounding community.

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 characterized by a mix of low- to medium-density residential and 
commercial uses, with the 75-foot Westfield Fashion Square Mall immediately to the east 
across Hazeltine Avenue, and one-story commercial uses to the north across Riverside Drive. 
Immediately to the south of the Project Site is the Los Angeles River and US-101 Freeway.

The following sensitive uses are located within 1,000 feet of the Project Site:

DWP Distributing Station #73 (14061 Riverside Drive)
Van Nuys Sherman Oaks War Memorial Park (14201 Huston Street)

The proposed restaurant and retail/grocery uses are located within proximity of sensitive uses, 
including residences. The Site is located within a corridor along Riverside Drive which includes 
a mix of commercial and residential buildings, and is adjacent to a regionally serving shopping 
mall. As mentioned previously, while the Project Site is located near residential areas, the 
proposed restaurant and retail/grocery uses as it relates to the sale, dispensing, and 
consumption of alcoholic beverages have been properly conditioned as to not adversely affect 
the welfare of the pertinent community. As discussed above, more specific physical and 
operational conditions will be included as part of the Approval of Plans determination required 
for each venue as established by the MCUP provisions and the Project’s conditions will be 
supplemented by more specific conditions designed to address the characteristics of each 
individual establishment at Plan Approval which will be required, prior to the effectuation of 
the approval for each respective tenancy identified above, where more specific physical and 
operational restrictions. Under these Plan Approvals, the Zoning Administrator and LAPD 
have the opportunity to comment and recommend any conditions, including the maximum 
number of indoor seats, as determined by the Department of Building and Safety.

With the conditions referenced herein, the impacts of the on-site sale, dispensing, and 
consumption of a full-line of alcoholic beverages will be reduced and not detrimentally affect 
nearby residentially zoned or developed communities and other sensitive uses within the area.

5. Site Plan Review Findings.

The following are the findings for Site Plan Review as required by LAMC 16.05.
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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 Los Angeles General Plan sets forth goals, objectives and programs that guide both 
Citywide and community-specific land use policies. The General Plan is comprised of a range 
of State-mandated elements, including, but not limited to, Land Use, Transportation, Noise, 
Safety, Housing and Conservation. The City’s Land Use Element is divided into 35 Community 
Plans that establish parameters for land use decisions within those sub-areas of the City. The 
Project is consistent with the following Elements of the General Plan: Framework Element, 
Housing Element, Mobility Element and the Land Use Element (Van Nuys - North Sherman 
Oaks Community Plan).

As discussed below, the Project will be consistent with the purpose, intent, and provisions, of 
the City’s General Plan and its elements including the Framework Element, Housing Element, 
and Mobility Element, and the Van Nuys - North Sherman Oaks Community Plan that relate 
to housing, economic vitality, commercial development, and the Citywide Design Guidelines.

Framework Element

The Los Angeles General Plan Framework Element provides guidance regarding policy 
issues for the entire City, as well as sets forth a Citywide comprehensive long-range growth 
strategy and defines Citywide policies regarding such issues as land use, housing, urban form, 
neighborhood design, open space, economic development, transportation, infrastructure, and 
public services. The Framework Element contains the following goals, objectives, and policies 
that are relevant to the Reduced Alternative 5:

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

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

In addition, the Framework Element contains the following goals and objectives as they relate 
to housing:

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

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

Objective 4.2: Encourage the location of new multi-family housing development to occur 
in proximity to transit stations, along some transit corridors, and within some high activity 
areas with adequate transitions and buffers between higher-density developments and 
surrounding lower-density residential neighborhoods.
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The Reduced Alternative 5 will support the City’s goals to provide multi-family neighborhoods 
that enhance the quality of life for the City's existing and future residents through the 
development of 249 new multi-family residential units, comprised of 41 studio units, 160 one- 
bedroom units, and 48 two-bedroom units. The Reduced Alternative 5 will provide for much- 
needed housing and balances the creation of jobs near residential units and existing 
commercial areas. The Reduced Alternative 5’s location is well-served by infrastructure, as 
the area is currently developed with a mix of uses, each connected to various existing utilities 
serving the area.

Furthermore, by locating these uses on a commercially designated parcel along Riverside 
Drive, characterized by existing multi-family and commercial development, the Reduced 
Alternative 5 channels growth to an appropriate location that will protect existing single family 
and low density neighborhoods from incompatible uses. The Reduced Alternative 5 is 
thoughtfully designed given the adjacency of low-scale residential areas, with large breaks in 
the massing fronting Riverside Drive, and expansive open spaces areas. The proposed 
parking structure along the western portion of the project site includes architectural screening 
to minimize light intrusion, and takes advantage of a shift in grade such that only two stories 
will be visible from Calhoun Avenue. Therefore, the Reduced Alternative 5 would provide 
adequate transitions and buffers between higher-density developments and surrounding 
lower-density residential neighborhoods.

Housing Element

The Housing Element 2013-2021 was adopted on December 3, 2013 and identifies the City’s 
housing conditions and needs, and establishes the goals, objectives and policies that are the 
foundation of the City’s housing and growth strategy. The Reduced Alternative 5 will be in 
conformance with the objectives and policies of the Housing Element as described below.

Goal 1: Housing Production and Preservation

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

Goal 2: Safe, Livable, and Sustainable Neighborhoods

Objective 2.1: Promote safety and health within neighborhoods.

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

Policy 2.2.2: Provide incentives and flexibility to generate new multi-family housing 
near transit and centers, in accordance with the General Plan Framework Element, as 
reflected in Map ES. 1.

Policy 2.2.3: Promote and facilitate a jobs/housing balance at a citywide level.

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

Policy 2.3.3: Promote and facilitate the reduction of energy consumption in new and 
existing housing.
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Objective 2.4: Promote livable neighborhoods with a mix of housing types, quality design 
and a scale and character that respects unique residential neighborhoods in the City.

Policy 2.4.2: Develop and implement design standards that promote quality 
development.

The Reduced Alternative 5 will support the City’s objectives to provide an adequate supply of 
housing units, and to promote livable neighborhoods with a mix of housing types, through the 
development of 249 new multi-family residential units, comprised of 41 studio units, 160 one- 
bedroom units, and 48 two-bedroom units. The Reduced Alternative 5 will provide for much- 
needed housing and balances the creation of jobs near residential units and existing 
commercial areas.

In addition, the Reduced Alternative 5 will obtain either a Leadership in Energy and 
Environmental Design LEED Silver certificate level, or equivalent and will comply with the 
most current version of the Los Angeles Green Building Code (LAGBC), which is based on 
the California Green Building Standards Code (CalGreen). As proposed and conditioned, the 
Project will provide a minimum of five (5) percent total code required EV-installed and a 
minimum of 20 percent of the total code-required parking spaces capable of supporting future 
electric vehicle supply equipment (EVSE). In addition, all exterior windows and glass used on 
building surface will be non-reflective or treated with an anti-reflective coating to minimize 
glare (e.g., minimize the use of glass with mirror coatings), consistent with applicable Energy 
and Building Code requirements, including Section 14.03 of the California Energy Code which 
will improve habitability for residents and neighboring properties by reducing the level of 
greenhouse gas emissions. The Reduced Alternative 5 therefore would promote sustainable 
neighborhoods and facilitate the reduction of energy consumption, as called for in the Housing 
Element.

The Reduced Alternative 5 will provide 249 new multi-family residential units, commercial 
uses, and open space amenities on a Project Site that is designated Community Commercial 
by the Van Nuys-North Sherman Oaks Community Plan, and in an area accessible to existing 
and future residents in proximity to existing commercial centers such as the adjacent Westfield 
Fashion Square Mall. The Reduced Alternative 5’s retail and restaurant uses will complement 
the employment base of the Community Plan area, meet the needs of local residents, and 
continue building on the strengths of the existing labor force and businesses in the area. 
Furthermore, the Reduced Alternative 5 will provide a variety of open space areas within the 
Project Site, including recreational amenities for residents as well as publicly accessible open 
space along Hazeltine Avenue and the Los Angeles River. Therefore, the Project will be 
consistent with the applicable objectives and policies that support the goals set forth in the 
Housing Element.

Mobility Element

The Mobility Plan 2035 includes goals that define the City’s high-level mobility priorities and 
sets forth objectives and policies to establish a citywide strategy to achieve long-term mobility 
and accessibility within the City of Los Angeles. The Reduced Alternative 5 will be in 
conformance with following objectives and policies of the Mobility Element as described 
below.
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Chapter 3: Access for All Angelenos

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

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

As previously described, the Reduced Alternative 5 will provide 181 bicycle parking spaces, 
with short-term bicycle parking provided along sidewalks and pedestrian walkways, and long
term bicycle parking located on Level B1. The Reduced Alternative 5 will provide 249 new 
multi-family residential units, commercial uses, and open space amenities on a Project Site 
that is designated Community Commercial by the Van Nuys-North Sherman Oaks Community 
Plan, and in an area accessible to existing and future residents in proximity to existing 
commercial centers such as the adjacent Westfield Fashion Square Mall, thereby providing a 
complementary mix of uses in greater proximity to jobs, destinations, and other neighborhood 
services.

Land Use Element: Van Nuys - North Sherman Oaks Community Plan

The Project Site is located within the Van Nuys-North Sherman Oaks Community Plan area, 
which is one of 35 Community Plans of which the Land Use Element of the General Plan is 
comprised. The Community Plan establishes goals, objectives, and policies for future 
developments at a neighborhood level and is further implemented through the LAMC. The 
goals, objectives, and policies of the Community Plan and the applicable regulations 
contained within the LAMC would permit the development of the site in a manner that is 
consistent with the above referenced goals and objectives of the Framework Element.

The Van Nuys - North Sherman Oaks Community Plan contains the following relevant 
objectives, and policies:

Objective 1-1: To provide for the preservation of existing housing and for the development 
of new housing to meet the diverse economic and physical needs of the existing residents 
and projected population of the Plan area to the year 2010.

Policy 1-1.1: Designate specific lands to provide for adequate multi-family residential 
development.

Program: The Plan Map identifies specific areas where multi-family residential 
development is permitted.

Policy 1-5.1: Promote greater individual choice in type, quality, price, and location of 
housing.

Objective 1-5: To promote and ensure the provision of adequate housing for all persons 
regardless of income, age, or ethnic background.

The Reduced Alternative 5 will develop the Site with 249 multi-family residential units, 
including 41 studio units, 160 one-bedroom units, and 48 two-bedroom units. The Project Site 
is an infill site that is designated for Community Commercial land uses, which permits multi
family development. The Reduced Alternative 5’s range of studio, one- and two-bedroom 
multi-family units will contribute to providing for adequate multi-family residential development,
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promote greater individual choice in the type, quality, price, and location of housing, and will 
help to promote the provision of adequate housing for all persons, meeting the diverse 
economic and physical needs of existing and projected future residents within the Community 
Plan area. In addition to the residential units, the Reduced Alternative 5 will provide 27,470 
square feet of retail and restaurant uses, and will retain and rehabilitate the 126,674 square 
foot Sunkist Building, which will continue to be occupied by office uses. The commercial space 
will serve to provide services and amenities to the new and existing residents, as well as 
employees in the area.

Furthermore, by locating these uses on a commercial parcel along Riverside Drive, a 
designated Avenue I in the Community Plan characterized by existing multi-family and 
commercial development, the Reduced Alternative 5 channels growth to an appropriate 
location that will protect existing single family and low density neighborhoods from 
incompatible uses. The Reduced Alternative 5 locates multi-family residential uses in a 
commercial zone, and will be constructed on existing surface parking areas, thereby avoiding 
the displacement of any existing residents. The Project Site is an area accessible to existing 
and future residents in proximity to existing commercial centers such as the adjacent Westfield 
Fashion Square Mall, thereby providing a complementary mix of uses in greater proximity to 
jobs, destinations, and other neighborhood services.

The Reduced Alternative 5 will provide ample open space, will achieve LEED Silver 
equivalency, and provide electric vehicle parking, and will provide on-site security features, all 
of which will ensure a safe, secure high quality residential environment. The Reduced 
Alternative 5 is thoughtfully designed given the adjacency of low-scale residential areas, with 
large breaks in the massing fronting Riverside Drive, and expansive open spaces areas. The 
proposed parking structure along the western portion of the project site includes architectural 
screening to minimize light intrusion, and takes advantage of a shift in grade such that only 
two stories will be visible from Calhoun Avenue. As such, the Reduced Alternative 5 would be 
consistent with policies relative to protecting the character of existing neighborhoods and 
promoting infill development with a high degree of architectural compatibility and landscaping 
features.

Therefore, based on the above, the Reduced Alternative 5 would also support the following 
Van Nuys - North Sherman Oaks Community Plan objectives, and policies:

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

Policy 1-1.3: Protect existing stable single family and low density residential 
neighborhoods from encroachment by higher density residential and other incompatible 
uses.

Policy 1-1.4: Protect the quality of the residential environment through attention to the 
appearance of communities, including attention to building and site design.

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: Locate higher residential densities near commercial centers, light rail transit 
stations, and major bus routes where public service facilities and utilities will accommodate 
this development.

Policy 1-2.3: Encourage multiple residential development in commercial zones.
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Policy 1-3.1: Require a high degree of architectural compatibility with articulated 
landscaping for new in-fill development to protect the character and scale of existing 
residential neighborhoods.

Policy 1-5.3: Ensure that new housing opportunities minimize displacement of the 
residents.

The neighborhood-serving commercial uses are well-suited to the Project Site’s commercially- 
designated infill location. As stated in the Community Plan, "The Plan Area lacks a readily 
identifiable, intensely developed commercial center. However, commercial areas have 
concentrated in sporadic clusters throughout the plan area and many of these commercial 
segments...There are several distinct commercial areas in the community such as the 
Fashion Square along Riverside Drive.” The Reduced Alternative 5 will be located adjacent 
to the Fashion Square, cited as a "distinct commercial area”. Furthermore, the Community 
Plan text states that "While the Plan does not mandate mixed used projects, it encourages 
them in certain commercially designated areas, located along transit and commercial 
corridors. The intent is to provide housing in close proximity to jobs, to reduce vehicular trips, 
congestion, and air pollution, to assure adequate sites for housing, and to stimulate pedestrian 
oriented areas to enhance the quality of life in the Plan area.” The Reduced Alternative 5’s 
mixed-use nature, pedestrian-oriented design with ground floor retail, and location within a 
designated commercial area supports these goals. Similarly, the Reduced Alternative 5’s mix 
of commercial and residential uses, and rehabilitation of the Sunkist office building, along a 
commercially-oriented stretch of Riverside Drive, an Avenue I, supports the following 
Community Plan goals:

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 and 
cultural character of the community.

Objective 2-1: To conserve and strengthen viable commercial development.

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

Policy 2-1.2: Require that projects be designed and developed to achieve a high level of 
quality, distinctive character, and compatibility with existing uses and development.

Policy 2-2.4: Require that the first floor street frontage of structures, including mixed use 
projects and parking structures located in pedestrian oriented districts incorporate retail 
and service oriented commercial uses.

Policy 2-2.5: Promote mixed use projects in proximity to transit stations, along transit 
corridors, and in appropriate commercial areas.

Lastly, the Reduced Alternative 5 supports the Community Plan goal for a strong commercial 
sector while preserving the historic character of the community by preserving and 
rehabilitating the historic Sunkist Building, while constructing new residential and commercial 
uses on surrounding surface parking areas.

Thus, the Reduced Alternative 5 will further the objectives and policies of the Van Nuys-North 
Sherman Oaks Community Plan.
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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 in neighboring properties.

The Project Site is located within the Van Nuys-North Sherman Oaks Community Plan area. 
The area surrounding the Project Site is generally characterized by the two-story, 75-foot 
Westfield Fashion Square Mall to the east across Hazeltine Avenue, one-story commercial 
development and low-rise two- to four-story multi-family development to the north across 
Riverside Drive, single-family residential uses to the west across Calhoun Avenue, and the 
Los Angeles River and US-101 freeway immediately to the south. Reduced Alternative 5 will 
develop the site with 249 multi-family residential units and 27,470 square feet of 
neighborhood-serving commercial area. These new uses will be provided in two new five- 
story buildings to be located on the northern portion of the project site. The existing Sunkist 
Building would be retained and rehabilitated, and would continue to be used for office space. 
In total, Reduced Alternative 5 would involve the development of up to 287,924 square feet of 
new floor area (not including the 126,674-square-foot Sunkist Building to remain) on an 8.3- 
acre lot. Parking will be provided in two subterranean levels underneath new Buildings A and 
B, within a new parking structure (three above grade levels and two subterranean levels), and 
a surface parking area. Short-term bicycle parking would be provided along sidewalks and 
pedestrians walkways, and long-term bicycle parking would be provided on the B1 parking 
level beneath Buildings A and B.

Height
Buildings A and B will be five (5) stories tall, with maximum heights of 75 and 61 feet, 
respectively. Commercial uses will be provided on the ground floor, and residential uses 
provided on levels two through five.

The maximum height in Building A and B (75 feet and 61 feet) is consistent with the height of 
the existing Fashion Square Mall immediately to the east. These two parcels are among the 
few parcels in this southern portion of the Community Plan with a Community Commercial 
land use designation. While the height of the proposed Buildings A and B will be taller than 
the predominantly two- to four-story multi-family uses fronting Riverside Drive directly to the 
west of the Site (as well as across Riverside Drive to the north), the height of Buildings A and 
B is appropriate for the site’s Community Commercial designation. The proposed Zone 
Change would result in the least intensive zone (RAS3) that corresponds to the Project Site’s 
existing land use designation, and thus would bring the Project Site’s zoning into conformity 
with its existing Community Commercial designation. The RAS3-1L Zone sets forth a 
maximum height of the 75 feet, with which the Reduced Alternative 5 complies. The massing 
of Buildings A and B has been reduced with wide cut-outs above the first-level podium of 89- 
and 79 feet, respectively, fronting Riverside Drive. The Project has thus been designed to be 
sensitive to existing surrounding development, and thus would be compatible with the range 
of other residential and commercial development in the surrounding area.

The above-grade parking structure in the southwestern portion of the site would reach a 
maximum height of 37.5 feet, which is taller than the single family homes across Calhoun 
Avenue. However, the parking structure includes design elements and materials including a 
mounted green screen with vine and landscaping, composite would paneling, and a 3.5-foot 
rooftop wall, that will screen the automobiles and lights from the adjacent residential area. In 
addition, due to the shift in grade, the parking structures maximum height will be perceived as 
a two-story structure. Furthermore, the Project has been designed to be sensitive to existing 
surrounding development such that the eight-story podium and four-story cutout is of similar 
massing and height at street level to the surrounding buildings.
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As such, approval of the Reduced Alternative 5 will enable the development and use of the 
Site for residential and commercial purposes consistent with the Community Plan, and in a 
manner that would be compatible with existing and future proposed developments within the 
surrounding neighborhood.

Bulk & Mass
The area surrounding the Project Site is generally characterized by the two-story, 75-foot 
Westfield Fashion Square Mall to the east across Hazeltine Avenue, one-story commercial 
development and low-rise two- to four-story multi-family development to the north across 
Riverside Drive, single-family residential uses to the west across Calhoun Avenue, and the 
Los Angeles River and US-101 freeway immediately to the south.

Buildings A and B will maintain a consistent frontage with ground-floor retail along Riverside 
Drive, with 79- and 89-foot cut-outs from floors two through five that provide significant breaks 
in massing along Riverside Drive, and creating open-air outdoor areas for residents on the 
podium level. The design of Reduced Alternative 5 would therefore break up the building 
planes and soften the visual mass of the building in relation to the surrounding buildings.

The above grade parking structure in the southwestern portion of the site would reach a 
maximum height of 37.5 feet, which is taller than the adjacent single family homes. However, 
as described above, the parking structure includes design elements and materials including a 
mounted green screen with vine and landscaping, composite would paneling, and a 3.5-foot 
rooftop wall, that will screen the automobiles and lights from the adjacent residential area. In 
addition, due to the shift in grade, the parking structures maximum height will be perceived as 
a two-story structure.

The surface parking area proposed on the eastern portion of the site opens up expansive 
views of the existing Sunkist Building, and breaks down the overall massing of new and 
existing structures throughout the 8.3-acre site.

In sum, the proposed bulk and mass will be consistent with the scale of existing and future 
proposed developments within the surrounding neighborhood.

Off-Street Parking and Loading Area
Vehicular access to the Project Site is currently provided via one driveway on Riverside Drive 
and two driveways on Hazeltine Avenue. Operation of the Reduced Alternative 5 would 
maintain the same number and location of driveways as under existing conditions. Project 
driveways and access would be designed according to LADOT standards.

As discussed above, the Reduced Alternative 5 will be required to provide 802 vehicle parking 
spaces. Reduced Alternative 5 proposes to provide 1,141 vehicle parking spaces, in excess 
of code requirements. Parking will be provided in two subterranean levels underneath new 
Buildings A and B, within a new parking structure (three above grade levels with rooftop 
parking and two subterranean levels), and a surface parking area. Bicycle parking will be 
provided on levels ABC. The proposed parking structure has been conditioned to include 
design features that screen the appearance of automobiles and headlights from nearby 
residential areas. The Reduced Alternative 5 also includes immediate installation of Electric 
Vehicle (EV) charging stations for five percent of the total code-required parking spaces and 
wiring for future installation of EV charging stations for 20 percent of the total code-required 
parking spaces.
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Landscaping
Publicly accessible open space would include a 28,000 square foot plaza area within the 
southern portion of the Project Site, referred to as the "LA Riverwalk”. The LA Riverwalk would 
provide a publicly accessible riverfront park space with landscaping, paths, and seating areas. 
Reduced Alternative 5 would also provide publicly accessible linear park along Hazeltine 
Avenue. The linear park would include a 45-foot wide open space area plus a variable-width 
13-foot sidewalk. The linear park would include various plaza and seating areas, landscaping, 
and a pedestrian walkway traversing the eastern perimeter of the Project Site and connecting 
Riverside Drive to the proposed LA Riverwalk open space area. Additional landscaping and 
common open space available to residents would be provided throughout the Project Site, 
including on the first-floor podium-level courtyards in Buildings A and B.

Trash Collection
As conditioned, all trash and recycling areas shall be enclosed and not visible from the public 
right-of-way.

Lighting & Building Signage
The Reduced Alternative 5 will add new residential and commercial uses that will include 
similar lighting effects as provided from the existing adjacent residential and commercial land 
uses, in compliance with LAMC requirements. Additionally, because the Reduced Alternative 
5 is located adjacent to residential uses, the Reduced Alternative 5 has been designed and 
conditioned to further protect adjacent uses from lighting related impacts, including 
requirements for 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. Above-grade parking levels are designed with exterior 
screening to minimize potential glare of headlights and light spillover. As conditioned, night 
lighting for the Project will be provided to illuminate building vehicular and pedestrian 
entrances. The glass bottom pool lights will also be lit and will be visible from the street level. 
Lighting will be low-level and ground- and/or building-mounted fixtures.

Signage for mixed-use developments typically includes building address identification, 
commercial retail, wayfinding, and security markings. While no signage has been proposed 
as part of the Project work scope at this time, all future signage will be required to comply with 
the LAMC. In addition, the Project has been conditioned so that there shall be no off-site 
commercial signage on construction fencing during construction.

Citywide Design Guidelines

The Citywide Design Guidelines, adopted by the City Planning Commission, establish a 
baseline for urban design expectations and present overarching design themes and best 
practices for residential, commercial, and industrial projects. Commission policy states that 
approved projects should either substantially comply with the Guidelines or achieve the same 
objectives through alternative methods, and that the Guidelines may be used as a basis to 
condition an approved project. These design guidelines focus on several areas of opportunity 
for attaining high quality design in mixed-use projects, including: enhancing the quality of the 
pedestrian experience along commercial corridors; nurturing an overall active street presence; 
establishing appropriate height and massing within the context of the neighborhood; 
maintaining visual and spatial relationships with adjacent buildings; and optimizing high quality 
infill development that strengthens the visual and functional quality of the commercial 
environment.
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The Reduced Alternative 5 would construct two new five-story mixed-use buildings (Buildings 
A and B) to the north of the Sunkist Building, which would be retained and rehabilitated. A 
five-level (three above-grade and two below-grade) parking structure would be located on the 
western portion of the Project Site, and a surface parking area would be providing on the 
eastern portion of the Project Site. Buildings A and B would provide continuous ground-floor 
retail built to the property line to create a strong street wall and pedestrian environment, while 
wide cutouts above the first floor podium would reduce the massing from the building edges 
in order to adjust the scale of the building experienced at the ground level. The Reduced 
Alternative 5 would provide a 45-foot wide linear park along Hazeltine Avenue, which connects 
to further proposed publicly accessible open space along the Los Angeles River on the 
southern portion of the project site while providing for expansive views of the historic Sunkist 
Building from the east. This proposed public space configuration and massing creates a sense 
of opening of the Project Site towards the outside, resulting in an open, pedestrian-oriented 
environment that provides for appropriate visual and spatial relationships with adjacent 
buildings, and strengthen the visual and functional quality of Reduced Alternative 5’s 
residential and commercial components.

Parking would be provided within two levels of subterranean parking, as well as the 
aforementioned surface parking area and above-grade parking structure. The above-grade 
parking structure will provide buffering and screening from adjacent residential areas through 
the use of wire mesh screen walls with vines and landscaping, as well as composite wood 
paneling. The rooftop parking level would include a 3.5-foot wall on the western edge, in order 
to block car headlights from intruding onto adjacent residential areas to the west. Locating the 
parking structure on the western portion of the Site also allows for the site plan to take 
advantage of its sunken grade to further reduce the parking structure’s mass and visibility as 
experienced from Calhoun Avenue.

The Reduced Alternative 5 will be designed with window treatments, contemporary 
architectural design features, and building articulations and will include a variety of building 
materials, such as different types of glass, concrete, metal, cement plaster, and composite 
paneling that will provide horizontal and vertical articulation that break up the building planes 
and reduce the visual mass of the building. The Project will include a transparent ground floor 
that will promote an active pedestrian street presence. At the higher residential levels, the 
building will intersperse varied surface materials will provide horizontal and vertical articulation 
that break up the building planes and reduce the visual mass of the building. Glass used in 
building facades will be non-reflective or treated with a non-reflective coating to minimize 
glare; glazing used would have the minimum reflectivity needed to achieve energy efficiency 
standards.

The scale of the five-story Building A and Building B are compatible with the surrounding 
urban environment, including the 75-foot Westfield Fashion Square Mall, which is immediately 
to the east of the Project Site and is the only other parcel in the surrounding area that is 
designated for Community Commercial land uses other than the Project Site. The Reduced 
Alternative 5’s breaks in massing, and overall height, provide an appropriate transition relative 
to the one-story commercial buildings and two- to three-story multi-family residential buildings 
along Riverside Drive. As discussed above, the height, grade shift and screening of the 
parking structure create a compatible structure with the single-family residential uses found 
farther to the south along Calhoun Avenue, to the west of the Project Site. Additionally, the 
Reduced Alternative 5’s horizontal elements will align with the heights and lines of the 
adjacent mall and with the existing Sunkist Building. The Project combines design, density, 
and a complementary mix of uses that will activate the street and contribute to a livable, 
walkable community.
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Based on its design and proposed amenities, the Project meets several goals listed 
throughout the Design Guide, including the following: street wall massing and articulation that 
help define the pedestrian environment at street level; building massing that is broken into a 
series of appropriately scaled buildings with passageways between buildings and residential 
unit spacing that provides distance between windows for appropriate line-of-sight ; providing 
publicly accessible open space lined with commercial uses, providing pedestrian linkages 
between streets; providing visual articulation and variation to enrich the pedestrian experience 
and contribute to the quality and definition of the street wall; building on and connecting to 
existing elements of the Sunkist Building to contribute to the amenities and cultural life of the 
surrounding neighborhood. In sum, based on the above, the Reduced Alternative 5 would be 
consistent with the Citywide Design Guidelines.

As described above, the Reduced Alternative 5 is an infill mixed-use project that will be 
compatible with existing and future development on adjacent and neighboring properties with 
regards to height, bulk, and setbacks, off-street parking facilities, loading areas, lighting, 
landscaping, trash collection, and other such pertinent improvements. Therefore, the 
arrangement of the development is consistent and compatible with existing and future 
development in neighboring properties.

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

As discussed above in Finding 4(b), the Project will improve habitability for its residents by 
placing residents in proximity to on-site recreational amenities. Pursuant to LAMC 12.21 G.2, 
based on the number of units and the mix of unit types, 26,100 square feet of residential open 
space is required. The Reduced Alternative 5 would provide 160,645 square feet of open 
space, exceeding LAMC requirements. The provided open space would include 28,000 
square feet of publicly accessible open space adjacent to the LA River, as well as a 45-foot 
wide publicly accesible linear park along Hazeltine Avenue that will connect Riverside Drive 
to the open space adjacent to the River, while providing expansive views through the Project 
Site to the existing historic Sunkist Building.

The residential and commercial amenities are wholly within the Project Site, and are not 
expected to impact neighboring properties. Conversely, the Project will ultimately benefit the 
surrounding neighborhood because it will provide new publicly accessible open space along 
Hazeltine Avenue, as well as to the south of the Sunkist Building providing access to the Los 
Angeles River.

By combining design, density, and indoor and outdoor open spaces, the Project Site will 
greatly add to the livability of the residents and to residents and visitors to the surrounding 
area. As proposed, the Reduced Alternative 5 will be providing open space in excess of what 
is required by the LAMC and has programmed the open space to take into consideration the 
varying recreational needs of the future residents. Therefore, the Project will provide 
recreational and service amenities to improve the habitability for its residents and minimize 
impacts on neighboring properties.
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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 and Final EIR, under 
case number ENV-2014-1362-EIR. 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 Icon Sherman Oaks Project, consisting of a 
mixed-use project (Reduced Alternative 5) comprised of 249 multi-family residential units and 
27,470 square feet of neighborhood-serving commercial uses (not including the 126,674- 
square-foot Sunkist Building to remain) located at 14130 and 14154 West Riverside Drive, 
and 4715 - 4745 North Hazeltine Avenue in the Van Nuys-North Sherman Oaks area of Los 
Angeles (Site or Project Site).

In a determination letter dated September 10, 2019, 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). No appeal was filed with respect 
to the DAA’s approval of the VTTM. The appeal period closed on September 20, 2019. A 
Notice of Determination was filed on September 24, 2018 with the Los Angeles County Clerk.

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:

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;

1.

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

2.

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:

• The project will have one or more significant effects not discussed in the 
previous EIR or negative declaration;

• Significant effects previously examined will be substantially more severe than 
shown in the previous EIR;

• 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
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• 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 ICON Sherman Oaks 
Project EIR No. ENV-2014-1362-EIR, SCH No. 2014071001) certified on September 10, 
2019; 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 Conditions of Approval, Environmental 
Conditions Nos. 51 and 52, to mitigate or avoid significant effects of the proposed Project on 
the environment and to ensure compliance during Project implementation.


